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TECHNICAL MEMORANDUM

TO: Grand Valley Metro Council
North East Beltline Joint Planning Board

FROM: Wade-Trim
RE: Interest Group Interviews and SWOT Assessment Meetings

DATE: March 5, 1897

The following describes the methodology used to complete the Interest Group Interviews and the
SWOT Assessments meetings and summarizes the themes which emerged from participant
 comments. ‘

Interest Group Interviews

Project staff and Wade-Trim determined the process for conducting interest group interviews at a
meeting held December 18, 1996. The final methodology did not vary significantly from that
which was laid out in December. The following summarizes the steps in the process and who
completed the task.

Identification Interest of Groups: Project staff prepared a list of persons who would likely have a
high level of interest in the future development of the East Beltline. Groups considered included
institutional uses in the corridor, real estate agents, development groups, large property owners,
public agencies, and representatives of citizens groups such as neighborhood or condominium
associations.

Selection and Notification of Interest Groups: The list prepared by staff included 30 interest
groups or persons. In the case of organizations, two contact names were frequently identified,
usually a department manager and a staff person. Wade-Trim selected 16 interest groups or
persons to interview. In selecting the names, we tried to include a cross-section of interests. The
balance of the contacts were assigned positions as alternates.

GVMC staff sent a letter to the potential interviewees introducing the project and asking for their
assistance if contacted for an interview. A copy of the letter is attached.

interviews with Interested Groups: Wade-Trim scheduled meetings with all 16 interviewees on
gither February 17 or 18, 1997. Interview times and locations were selected for convenience of
the interviewee. Interviews occurred at people’s offices or at the Days Inn on Pearl Street. The
interviews were completed by Nick Lomako and Emily Palacios. Fourteen of the 16 interviews
were completed as scheduled. One had to be rescheduled to February 24, 1987 and conducted
by telephone. The final interview has yet to be rescheduled.

At our December 18 meeting, the project staff discussed the type of information that we wanted
to receive from the interest group interviews. It was agreed that we did not want to go into the
interviews with a lengthy list of pre-prepared, close-ended questions. insiead, we wanted to
focus our attention on fulfilling certain objectives using a short list of open-ended questions. We,
then, brainstormed our obiectives and the related questions. The final interview questions were
organized around the following themes:
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Grand Valley Metro Council
North East Beltfine Joint Planning Board
Interest Group Interviews/SWOT Assessments

What is your interest in the East Beltline Project?

What makes the East Beliline attractive or unatiractive to development?
What are the impediments to creating a unified vision for the corridor?
What land use controls are critical to development in the corridor?
What is your vision for development along the East Beltiine?

How would vou like to be involved in the remainder of the process?

<« ® [ L] ® L

Through the interview process Wade-Trim had to ensure that each interviewee answered each
question to the best of their ability. To achieve this goal, Wade-Trim prepared a common set of
examples and alternative explanations and employed active listening skills to pull together and
caonfirm answers. :

Interview Results: From Wade-Trim'’s perspective the interviews were very helpful for developing
our understanding of the varying perspectives on development along the East Beltline and the
issues surrounding this project.

To encourage frankness and honesty in the interviews, participants were told that individual :
responses would be held confidential and that our report would summarize themes. Wade-Trim S
has prepared records of the individual responses for our files. What is presented below is a
consolidation of individual responses for use by project staff and the Joint Planning Board.

What is your interest in the East Beltiine Project? Most of those interviewed expressed an
interest based upon property ownership along the Beltline or the immediate vicinity. The
remainder represented agencies with a professional interest in the infrastructure impacts of
Beltline development.

What makes the East Beltline attractive or unattractive to development? The most often cited
attractive feature is the East Beliline’s function as the only north-south road (non-interstate) that
crosses the Grand River on this side of Grand Rapids. This geographic advantage gives the
roadway a monopoly on north-south movement and consequently generates high traffic volumes.
The other most commonly mentioned attractive features are the rapid growth that is occurring
immediately to the south and north of the study area and the good access to freeway
interchanges. Minority comments included the environmental and aesthetic quality of the
adjacent tands and availability of large parcels.

Most interviews had difficulty identifying physical or environmental aspects of the roadway that
would make it unattractive to devefopment. Most commonly, interviewees would cite local politics
and neighborhood residents as the unattractive feature. Other comments included the lack of
utilities and the unsafe conditions along segments of the roadway.

What are the impediments to creating a unified vision for the corridor? The most common
response was local politics and neighborhood residents. Minority responses included cooperation
among multiple jurisdictions, utilities, traffic and annexation concerns.

What land use controls are critical to development in the corridor? The most common response
was access management controls (fimited driveway access, requirements for marginal access
drives). Second most common response was setbacks (how things look from the road) followed
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Grand Valley Metro Councif
North East Beltline Joint Planning Board
Interast Group Interviews/SWOT Assessments

by environmental protection. A common concern was the over-regulation of development
projects. A number of interviewees mentioned the need fo give businesses some flexibility in the
development pians. Though a similar number of interviewees indicated that development
uniformity along the corridor was important.

What is your vision for development along the East Belffine? Mixed use developments were the
most commonly described vision. The mix of uses most typically included local commercial,
office, residential and insfitutional uses.

The envisioned commercial uses were oriented to the local market or a specialty market; strip
malls, fast food restaurants, or drive through facilities were specifically exciuded. Commercial
uses were often described as serving office workers during the day and residents at night.

The office uses which were described were more in the character of corporate offices than small,
freestanding professional offices. Office uses were often described in connection with support
commercial uses. '

The continued development of institutional uses in campus-like settings was commonly
discussed. A minority of responses were concerned about the commercial and/or redevelopment
potentiai of some of these properties. -

Finally, residential land uses were mentioned frequently. A minority of interviewees either felt that
single-family residential land use was the highest and best use along the Beltline or they thought
there was no market for that type of development. Many people spoke of more compact forms of
single-family residential developments such as townhouses and attached units. Senior housing
was mentioned as an acceptable multiple-family use. Apartments, however, were often cited as a
detriment to the school district.

A secondary concern expressed by a number of interviewees was the need to protect the
integrity of the road design no matter what land uses develop along the corridor.

How would you like to be involved in the remainder of the process? Responses ranged from
wanting to be a casual observer to the desire to be an active participant. The majority want to be
made aware of future meetings and the progress of the project by personal mailings.

SWOT (Strengths, Weaknesses, Opportunities, Threats) Assessment Meetings

The program for conducting the SWOT meeting was also determined at our December 18, 1997
meeting. Again, the final meeting agenda did not vary significantly from that which was laid out in
December. The following summarizes the steps in the process and who completed each task.

Meeting Logistics: To create opportunity for greater participation, two meetings were scheduled
at different times and locations along the East Beltline. The first meeting was scheduled for
Wednesday, February 26, 1997 at the Reformed Bible College and the second was scheduled for
Thursday, February 27, 1997 at the Grand Rapids Township Hall. Wade-Trim facilitated the
sessions (Nick Lomako on Wednesday, Emily Palacios on Thursday) with assistance from GVMC
staff.
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Grand Valley Metro Councif
North East Beftline Joint Planning Board
Interest Group Interviews/SWOT Assessments

GVMC staff handled the meeting notification. Invitations were mailed to some participants,
postings were made at public iocations, and there was a brief news article in the newspaper.

Meeting Agenda: The meeting agenda began with a welcome and introduction to the study by
GVMC staff followed by an introduction of the meeting’s goals and objectives by Wade-Trim.
Meeting participants were then divided into small work groups by “counting off” from one to four.

Work groups were given flip charts, markers and 10 minutes to brainstorm each SWOT element
At the end of 10 minuies, the flip charts were collected and the next brainstorming session

began. During the group work sessions, Wade-Trim and GVMC staff compiled a common list for
the element; eliminating redundancies and melding together similar statemenis. At the end of 40

minutes, the compiled list of SWOTs were reviewed by the entire group to ensure common
understanding of the list by the participants and staff.

Participants were then given 12 colored, adhesive dots to vote for their top three concerns under
each of the SWOT headings. Participants were allowed to use up to three dots on a single
concern. Please note the important aspects of this exercise is not the prioritization; it is the
dialogue and public discussion of viewpoints outside the context of actual planning or

deveiopment decision-making.

Meeting Resuits: The following are the compiled SWOT assessments lists by meeting.

Wednesday, February 26, 1997

Strengths

Natural beauty (12)

Efficient traffic flow/safe road corridor (10)
Pleasing streetscape (uncluttered, access mgt.) (1)
Quality uses (colleges, churches, Meijer,
agriculture) {2}

Nice residential areas {1)

Regional N/S corridor (1)

Opport. for high quality planned development (54)
Accessibility to 1-36, dwniwn Grand Rapids, eic. (5)
Diversity of development (1)

Controlled noise

Good utilities
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Thursday, February 27, 1997

Strengths

N-8 corridor (7}

Efficient traffic flow (2)

Natural beauty (5) :

Onpport. for planned, responsible develop. (54)
Good, well structured tax base (4)

Good utilities

Varisty of land uses (mixed use) (4)

Natural features limit deveiopment (1)

High volume traffic (2)

Increased land value

Quality of existing building design (1)

Reoad design {limited curb cuts) (1)
Opportunity for unique design (2)

Condition & maintenance of road (bike path)
Opportunity to develop large parcels (2)
Access to 1-96 (7)

Regional location

Opportunities for service roads for access
No billboards

Existing setbacks

Ready market for retailers

Oppott. for nat. butfers work with natural beauty (1)



Grand Valley Metro Council
North East Beltfine Joint Planning Board
Interest Group Interviews/'SWOT Assessments

Wednesday, February 26, 1997

Weaknesses

High traffic volume (3)

Not enough services {banks, restaurants, stores)
(34)

Lack of service roads {access) (6)
Uncoordinated zoning/planning (17)

Strong competing interests influencing corridor
development (12)

Landfill

East Beltline is only N/S route (5)

Poor {ax base (3)

Limited employment (1)

Natural topography limits

Losing rural character through spraw! (1)
indirect lefts

High speeds on East Beltline

lnadequate utilities (1)

Opportunities

Employment opportunities (1)

Economic opportunities/expanding tax base (43)
Opport. for quality planning (community-wids) (16)
Greenbelts, open space, preservation of natural
beauty {(12)

Mixed-use development (balance business,
cornmercizal, rasidential, open space) (2)
Opportunity for greater public involvement in
decision making {1)

Potential for higher quality of life

Express transit service (2)

Controlled access (access management)
Opportunity for quality development (2)
nter-governmental cooperation

Convenience to services
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Thursday, February 27, 1997

Weaknesses

No pedestrian orientation (1)

Not enough services (53)

Traffic backups/volume increases (5)

Not enough [-96 interchanges (Knapp & 3 Mile)
(20)

Political history (1)

Special interests - residents & land owners (5)
Road noise (3)

l.ack of utilities for future growth (1)

Not enough service roads - access drives
Traffic speeding - light timing (1)

Landfill (4-5 Mile Roads) (1)

Too many curb cuts

Need for road improvements

Not enough tax base (business)

Mixed zoning districts (1)

QOver design capacity (4)

Median - indirect left tums

Not a high quality residential area
Opportunists wishing to sell quick (4)
Poorly managed interchanges

No trees in medians - need landscaping

Opportunities

Opportunity for planned development (42)
increased tax base {24)

Opportunity for smployment

New Urbanism\Trad. town planning (mxd use) {(12)
Opportunity for water and sewer expansion
Preserve natural features (8)

Service/access roads o preserve limited access
Govemment cooperation

Large parcels available

Become model for corridor development (5)
Traffic flows to attract commercial development
Walking path - pedestrian friendly

Property value increases for present residents
Able to plan large arsas

Preserve greenbelt areas through govt. purchase
Opport. to establish develop. design standards (1)
Cpportunity for non-traditional town planning
{campus approach)

Highest and best retum for present owners (1)



Grand Valiey Metro Council
North East Beltline Joint Planning Board
Interest Group Interviews/SWOT Assessments

Wednesday, February 26, 1697

Threats

Uncontrolled/pootly controlled development (7)
Quiside influsnce (people off the Beltline, non-
property owners think they know best) (18)
Lack of cooperation among municipalities (6)
Negative environmental impacts/degradation of
naturai beauty (5)

Incompatible land uses/zoning (6)

Strong competing special interests (2)
increasing traffic of heavy vehicles from new
commercial businesses (1)

Costly utilities/infrastructure (incl. road maint.) {1}

Unlimited access

Potential for more crime :
Anti-developer driving decisions (5)
Developer interests driving decision making

Too few 1-96 interchanges; if more...less “heat’ on

East Beltline (23)

Thursday, February 27, 1997

Threats

No one wiil listen (3)

Non-cooperating governments (1)

8-lane Beltline (1)

Become another 28th Street(B)

Restrictive development reduces land values (4)
Loss of residential quality (13)

Deveiopment reduces values (1)

More traffic than road can handle (16)
Unwillingness to compromise

No funding for road maintenance

Crime (1)

Annexations due to poor planning (4)
Annexations lead to poor planning

Pollution

Loss of Beltline property owners rights (58)
Restrictive planning prohibits growth (3) '
Spot zening (1)

Too much commercial (overdevelopment) (2)
Noise

Lack of vision (1)

Litigation costs/court zoning

Vote tallies are provided to the right in parentheses. (Copies of participant sign-in sheets are

available at the GVMC offices.)
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January 21, 1997

FIELD(SALUTE) FIELD(FNAME) FIELD(LNAME)

FIELD(ORGANIZ)

FIELD{(OTADDRESS)

FIELD(STNUMBER) FIELD(STNAME) FIELD(STTYPE) FIELD(STDIR)
FIELD(CITY), FIELD(STATE) FIELD(ZIP)

Dear FIELD(SALUTE) FIELD{LNAME):

The Township of Plainfield, the Township of Grand Rapids, and the City of Grand Rapids are
cooperating in the development of a land use plan for the East Beltline corridor from [-96 north to
Plainfield Avenue. This project is being coordinated by the Grand Valley Metro Council.

Grand Valley Metro Council has contracted with Wade-Trim, a municipal consulting firm, to conduct
personal interviews with a sample of persons and/or groups who have a significant .interest in the
future development of the East Beitline. As a person identified as having an interest in this project,
you may be contacted during the next month and asked to share your thoughts during a personal
interview with a Wade-Trim representative. At the conclusion of the process, Wade-Trim will provide
Grand Valley Metro Council with a summary of comments; however, individual comments will be
held confidential.

The interview will include at least the following topics:

e What is your vision for the future of your property or responsibility on or near the East Beltline?
e How do you feel you could best be involved in this planning process?

e What do you see as the likely future of the corridor as to land use, traffic, appearance, natural
environment, social environment, etc?

® What problems do you see in the corridor?

Your participation is important to the success of this project. We hope that we can count on your
participation, if contacted. If you have questions or are interested in more information about this
project, please contact Jay Hoekstra of the Grand Valley Metro Council at 776-3876, or either Nick
Lomako or Emily Palacios of Wade-Trim at (80G) 482-2864.

Thank you.

Sincerely
. Jerry Felix
Executive Director




Grand Valley Metro Council
Design Charrette Results

Scenario 1
SFRes  5r.Hsg Ag/Comm Comm Office Publle Mixed (Off MF Res Not
Sectlon  Total Acres (yellow) {oran) (blue) {red) (purp) {greery & Comm) _(brown) Develop
1 35.4 35.4* !
z 142 14.2
3 7.6 7.68 o
4 58 56 I
-5 3.6 3.6 b
5] 9.6 5 46
7 22.3 22.3E
8 17.2 17.2
9 30.4 30.4 B
10 53 53
11 50.8 50.8E
12 15,3 15.3D L
13 36.8 36.8D
14 i8.1 181D
15 5.5 5.58
18 17.2 17.2F
17 6.6 6.6F
18 22.8 22.6A
19 55 55A
20 21.8 10C 1.8 :
21 45,3 45.3D
22 9.4 .9.4B
23 15.2 15,28
24 16.5 18.5
25 24.4 24.4A
26 8.2 8.2A
27 28.4 28.4A
28 93 928 P
29 16.2 16.2"* o
30 37.1 g7 : i
31 18 18 ‘
32 18.3 ) . 183
a3 6.2 6.2
34 12.9 : 12.9 :
35 281 9 19.1 5
8 27.2 27.2
37 58 5.8
38 18.9 18.9 |
Total 793.9 311 96.9 80.7 67.2 53.9 51.1 47.6 77.5 ] : I
10,000 =q. ft. bldg per acre 1,205,000 square feet of building
10,000 sq. ft. bldg per acre 893,000 square feet of building
Mixed Uses
10,000 sq. fi. bldg per acre 478,000 square feet of building
Senior Housi 3
8 dwaelling units per acra (E) 468 Dwelling units S
ard Tota senior housing 696 dwelling units Do
12 dwelling units per acre (F} 228 Dwelling units
.75 dwelling unit per acre (A) 83 Dwelling units
and
1 dwelling units per acre (B) 38 Dwelling units Total single family 518 dwelling units
and
3.5 dwelling units per acre (C) 28 Dwelling units
and . i
4 dwelling units per acre {D) 370 Dwelling units : :
Muiticlo-fami )
10 units per acre _ €20 Dwelling units

or
12 units per acre 744 Dwelling units



Grand Valley Metro Council
Design Charrette Results

Commercial Uses
10,000 sq. ft. bldg per acre

Oifice Uses
10,000 sq. ft. bldg per acre

Mixed Uses
10,000 sq. ft. bldg per acre

Mixed Residential
3.5 dwaelling units per acre

Singie:family

1 dwelling unit per acre (A)
and

3 dwelling units per acre (B)

Multiple-family (2.1/2 story)

10 units per acre
or
12 units per acre

*Senicr Housing

25 units per acre

162,000 square feet of building

1,569,000 square feet of building

1,377,000 square feet of building

360 Dwelling units

136 Dwelling units

127 Dwelling units

514 Dwelling units

617 Dwelling units

132 Dwelling units

Total single-family

263 dwaelling units

Scenario 2
SFRes Mixed R Speclal Ret  Office Public Mixed (Off MFRes Not
Section  Total Acres ({yellow) {oran) {blue) (red) {purp) {green) & Comm) (brown) Develop
1 35.4 354
2 14.2 14.2A
3 7.6 7.8A
4 5.6 5.8
5 3.6 3.6
=] 0.6 9.6
7 22.3 223
8 17.2 17.2
9 30.4 30.4
10 53 53
11 50.8 50.8
12 16.3 15.3
13 36.8 36.8
14 181 18.1A
15 55 55
16 17.2 17.2
17 6.6 6.6*
18 22.6 22.6A
19 55 37A 18
20 21.8 21.8
21 453 4538
22 9.4 9.4A
23 15.2 15.2
24 18.5 16.5
25 24.4 24 4A
26 8.2 - B2A
27 28.4 28.4A
28 2.2 9.2
29 16.2 16.2
30 37.1 37.1
31 18 18
32 18.3 18.3
33 . 6.2 8.2
34 12.9 12.8
35 28.1 28.1
35 27.2 27.2
37 5.8 58
38 18.9 18.9
~ - - Total 793.9 .- 215.2 102.9 16.2 1569 87577 1377 70.9 0



Grand Valley Metro Council -
Design Charrette Results
Scenario 3

Total 8FRes Mixed R Lodgffood Comm Office Public Mixed (Off MF Res

Section Acres ellow) {oran) {blue) {red) {purp) (green) & Comm} (brown) Not Devel.
1 354 35.4
2 14.2 14.2
3 7.6 7.6
4 5.6 5.8
5. 3.6 36
6 9.6 5 4.6
7 223 223
8 17.2 : 17.2 |
9 304 30.4 ?
10 53 53
11 50.8 15 35.8
12 15.3 15.31.
13 36.8 36.8
14 18.1 18.1
15 5.5 55
16 17.2 j 8.6 8.6
17 8.6 : 6.6
18 22.6 22.6A
19 55 55A
20 21.8 21.8
21 45.3 45.38
22 9.4 9.4A
23 15.2 15.2
24 i8.5 8.3 8.2
25 24.4 244A
26 8.2 B.2A
27 28.4 28.4A
28 8.2 9.2
29 16.2 16.2
30 371 37.1
31 18 18
32 18.3 18.3A
33 6.2 §.2
34 12.9 ' 12.9
35 28.1 8.1 20
36 27.2 7.2 20
37 5.8 5.8
38 . 189 18.9
Total 793.9 2116 70.8 35.4 1571 181.7 8t 4.6 33.6 18.1
Commercial Uses 1,571,000 square fest of building
10,000 sq. ft. bidg per acre
Office Uses 1,817,000 square feet of building
10,000 sq. ft. bldg per acre
Mixed Uses 46,000 square feet of building
10,000 sq. ft. bldg per acre
Mixed Residential ‘ 198 Dweliing units
3.5 dwelling units per acra
Single-famity :
1 dwelling unit per acre (A) 133 Dwelling units Total Single family 242 Dwelling units
and .
3 dwelling units par acre {B) 108 Dwelling units
Multiple-family (2 1/2 story)
10 units par acre 269 Dwelling units

or
12 units per acre 323 Dwelling units



March 3, 1997

Prepared for
North East Beltline Joint Planning Board

by
Jay Hoekstra




East Beltline Traffic

Traffic Volume

The attached maps show traffic volume on the East Beltline, and in some cases
on adjacent roads. Two maps show present (1996) volume. Two others show
projected volume. Both are compared to the capacity of the highways, that is -
how many automobiles the road is designed to carry. The divided section is
designed to carry 43,000 cars per day. As the road crosses the Grand River it
narrows and therefore can only, efficiently carry 32,000 cars per day.

Present Volume

The maps are fairly self explanatory. Traffic is reaching the capacity of the
highway in the vicinity of the I-96 interchange and has exceeded the capacity of
the road at Grand River crossing. Traffic volume is also shown as a percent of
capacity on another map. For example the section between Knapp and Leonard
is at 71 percent capacity. These figures are shown only for those sections of
road where traffic counts were actually taken. Traffic volumes are averaged for
the other segments.

Future Volume

The future traffic volume is the output of a transportation model used by Grand
Valley Metropolitan Council to plan for transportation improvements and to
estimate air quality impacts. The model and its data are being updated but the
information for 2015 1s the best available. The projections show traffic
exceeding or getting very close to the capacity on most of the corridor by 2015.
The traffic volume to capacity ratio or percent is commonly related to categories
of levels of service of a road. If traffic volume is between 76 and 100 percent of
capacity the Level of Service is said to be Level “D”. Percentages between 101
and 125 are Level of Service “E”. And over 125 is Level of Service “F™.

Descriptions of Levels of Service

» Level of Service D, Traffic Volume 76 to 100 Percent of Capacity
Unstable flow is approached. Average operating speeds are folerable, but
subject to sudden and considerable variation. Freedom to maneuver is low.
Probability of accidents has increased substantially.

+ Level of Service E, Traffic Volume 101 to 125 Percent of Capacity
Traffic flow is unstable. There is little independence of speed selection and
maneuverability. Driving comfort is low. Accident potential is high due
primarily to rapid fluctuations in operating speeds.
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East Beltline Traffic

» Level of Service F, Traffic Volume 126 Percent or Mere of Capacity
Traffic operation is “forced flow”. Speed and flow frequently drop to zero.

Effect of Future Land Use

The use of land throughout the region determines the amount of traffic that will
flow along the East Beltline. Land uses along the East Beltline does have an
especially strong effect because traffic from those sites have no alternate routes.
These land uses also can decrease the capacity of the highway by the number
and design of access roads that are connected to it.

Attached maps show the number of housing units and jobs that were assumed to
be in place in 2015 in areas along the East Beltline. Data that was updated in
1996 is shown also. Since the projections for 2015 were made some years ago,
the 1996 data provides a test for the projections - Are they high, low or within
the range of recent developments? Comments befow each set of numbers give
some perspective.

These numbers do not represent GVMC policies nor are they perfect forecasts.
It is hoped that they represent local policies and estimates of likely development.
Therefore they may be looked at as a indication of what is likely to occur given
present trends and policies - unless 1996 information indicates a different trend.

Road improvements
At this time the Michigan Department of Transportation has no plans for any
improvements 1o this section of the East Beltline that would increase capacity or
improve traffic flow. There will be a traffic light and some turn lane
improvements installed south of Knapp at the entrance to the new shopping area.
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Comparison of Zoning Ovdinarces in the North East Beltline Area

Zoning Districts

There are about 59 different zoning districts between the three jurisdictions
participating in this study: fourteen in the Grand Rapids Township ordinance,
seventeen in the City of Grand Rapids ordinance, and eighteen in the Plaiofield
Township ordinance. (See Table 1)

Each ordinance contains traditional single use districts such as single family
residential, neighborhood commercial or industrial districts. But they also
contain newer, flexible districts such as planned unit development districts.
These sorts of districts may be flexible both in types of uses and in standards for
physical development. They may range in flexibility from those set up for
certain types of uses such as the City’s Planned Industrial District, through the
wider uses of Grand Rapids Townships’s Medium Density Residential - Low
Density Office PUD, to the generic PUD districts of Plainfield Township and the
City.

Criteria for evaluation of development within these flexible districts also varies.
It may stmply depend on Planning Commission judgement within broad criteria
such as “the good of the cormunity.” Or it may depend on specific standards
that are part of the zoning ordinance such as “No more than one third of the area
can be developed for commercial uses.”

On the positive side these flexible districts better serve a more complex and
mixed urban development pattern and give the focal government a more definite
knowledge of what will be allowed to develop on a site. On the negative side
they may indicate some indecision in the community on what land use is desired.

Residential Districts

Table 2 shows all the zoning districts which allow residences. The strictly
residential districts are grouped by density (how many dwellings per acre of
land). The medium density category is for a maximum of 12 dwellings per acre
if all land is inchaded, which is about equivalent to about 7 dwellings per acre if
only the lots are included. This is the highest density at which single family
houses can be developed. The districts have been grouped into these categories
so that a map of comparable districts in the planning area could be made.

Some districts have smaller minimum lot sizes if public water and/or sewer is
present. Therefore those districts are listed for each of those possibilities,

Residences are allowed 1n the second stories of buildings in many of the
comumercial districts of the City and multi family housing is aHowed or even

required in the PUD districts of all three municipalities.
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Design

Comparison of Zoning Ordinances in the North East Beltiine Area

Office Districts

Grand Rapids and Plainfield Townships bave districts which are specifically
oriented towards office development. Offices are only briefly mentioned in City
commercial and pud districts. This is a strong characteristic of Grand Rapids
Township’s ordinance. In some of Grand Rapids Township’s PUD districts
office development is linked to multiple housing by the requirement that a
maximum percentage of the area can be devoted to office development.

Commercial Districts

Table 3 lists commercial districts. Some were also listed as residential districts
because they allow some residential development. The districts in the “other”
will likely not be relevant for this study. In most cases the maximum height in
these districts is thirty to thirty-five feet.

The neighborhood, community and regional categories reflect the past
orientation of land use planning towards organizing cities into neighborhoods,
communities and regions, with the neighborhood being the basic building block
of urban areas. These categories have become less used because of the recent
auto orientation of retailing. Large “box” specialty or warehouse stores placed
along high traffic volume roads interspersed with restaurants and auto related
stores have replaced neighborhood and community shopping areas, The PUD
types of zoning districts which are more common seem to discourage these types
of uses. None of the zoning districts used in the study area encourage this new
type of commercial development.

Industrial Districts

There is no land in an industrial district in the study area. Grand Rapids
Township has not planned or zoned any land for industry; in fact it does not have
an industrial zoning district in its ordinance.

The increase in the number of flexible or mixed use districts is a reflection of the
public’s realization of the importance of design. A submittal of a site plan, or
plan for a planned unit development allows the public to look at the design of
buildings, the arrangement of buildings, landscaping, and access. However thére
is httle guidance in the ordinances on design; nor has there been much consensus
on standards. The following table shows where there are some sort of design
standards in the zoning ordinances.
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Design Standards are present in:

Zoning
Ordinance
Section

Site Plan
PUD’s
(Planned Unit
Development
Districts)

Sipns

Parking

Comparison of Zoning Ordinances in the North East Beltline Area

City of
Grand Rapids

v

v

v

v'1 space/300
sq. ft. of
office; 1
space/200 sq.
ft. retail

Grand Rapids
Township

v

v

v

V2 sq. ft.
parking/1 sq.
ft. floor space
(1 space/150
sg. ft. floor
space)

Plainfield
Township

v

v

v

v'1 space/200
to 300 sq. ft.
offices; 1
space/ 150 sq.
ft. retail

In most of these ordinance sections the standards are useful and basic but
general. Examples are:

« storm water runoff must be controlled

e lighting should not extend out to residential areas
»  buffer strips between residential and other areas

+ harmonious arrangement of buildings
+ no harmful affects on neighboring uses
«  minimum number of parking spaces

« no hazardous traffic conditions

o should not cause adjacent roadways to become deficient

The standards for parking and signs are the most detailed. In some cases the

ordinances have more explicit standards or address other 1ssues. For example

this paragraph in the City of Grand Rapids Site Plan Review Standards:
Pedestrian access should be provided between major activity areas,
employment centers, and residential areas. Sidewalks should be provided
along the street unless determined by the Planing Commission to be
undesirable, unnecessary or because pedestrian circulation is provided in
other ways. At a minimum if sidewalks are not provided, movement along
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Comparison of Zoning Ordinances in the North East Beltline Area

the street should not be hindered by rocks, bonlders, fences or other
obstructions.

Another example is Grand Rapids Township’s PUD 5 District which has specific
standards for: land scaping in buffer strips ( number of trees and shrubs per
hundred feet), ratio for open space, setbacks from the East Beltline of secondary
entrances, and a requirement for traffic impact studies.

The Grand Rapids Township PUD districts emphasize the importance of open
space and have strong requirements for this amenity. PUD1 and PUD2 require
15% open space, and PUDS requires 1.5 square feet of open space for each
square foot of the area of the buildings. '

There are no highway access standards. Examples of such standards are: the
maximum number of site access points, minimum distance of driveways from
intersections, driveway spacing minimums, etc. Only one district specically
requires traffic impact studies, nor are there any standards for such studies.
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Review Processes

Comparison of Zoning Ordinances in the North East Beltline Area

The review procedures for the three jurisdictions are fundamentally the same and
are shown in the table below. Differences are: 1] the appeal process for special
uses in the City and 2] the final decision by the Planning Commission on PUD’s

Special Uses

Rezoning

in Grand Rapids Township.
City of
Process Grand Rapids
PUD Reviewed by
P.C.* which
recommends
to the City
Cormm.
Site Plan Review and
Review final decision

by P.C.

Review and
final decision
by P.C., can
appeal to City
Comm.

P.C. reviews
and

" recommends

to City

Comm.

* P.C. = Planning Commission

Grand Rapids
Township

Review and
decision by
the P.C.

Review and
final decision
by 3 member
subcommittee
of P.C., can
appeal to T.
Board

Review and
final decision
by P.C., no
appeal

P.C. reviews
and
recommends
to T. Board

Plainfield
Township

Review by
P.C. which
recommends
to Township
Board

Review and
final decision
by P. C.

Review and
final decision
by P.C., no
appeal

P.C. reviews
and
recommends
to T. Board
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Sorted By:

COMMON MAPPING
CATEGORY

Category and Government

Table 1. Zoning Districts by Common Category

North East Beltline Study

ZONING DISTRICT

GOVERNMENT

Commercial, Community
Commercial, Community
Commercial, Community
Commercial, Negotiated
Commercial, Nsighborhood
Commercial, Neighborhood
Commercial, Neighbarheod
Commercial, Other
Commercial, Other
Commercial, Other
Commercizl, Other
Commercial, Regional
Industriai

Industrial

Industrial

Industriai

Industrial

Mixed Use

Mixed Use

Mixed Use

Mixed Use

Mixed Use

Office

Open Space

Residential, High Density
Residential, High Density
Residentizl, Low Density
Residential, Low Density
Residential, Low Density
Residential, Low Dersity
Residential, Medium Density
Residantial, Medium Density
Residential, Medium Density
Residential, Medium Density
Residential, Medium Density
Residential, Medium Density
Residential, Medium Density
Residential, Medium Density
Residential, Medium Density
Residential, Medium Density
Residential, Medium Dansity
Residential, Medium Density

Residential, Medium Denaity

Residential, Medium Density
Residential, Medium Density
Residential, Medium Density
Residential, Medium Density
Resideniial, Medium Density
Residential, Medium Density

7/16/19938

ACRONYM ZONENAME

c2 Community Commercial

c Gensral Commercial

c2

PSC Plarned Shopping Center

C1 Neighborhood Commerzial

C1 Suburban Neighborhood Commmercial

c1 Commercial

c4 Heavy Commercial

C3 Central Business

Cc3

C5

Cé4

1-1 Light Industrial

1-2 Heavy Industrial

PID Planned tndustrial

] Industtial

P1D Planned Industrial District

PUD PUD

c2 Residential Suburban Offics
Town Center PUD

PUDS5 Communiiy Service [multiple family]

PUD PUD

PUD3 Low Density Office PUD

F Fiood Zone

R4 Medium Density Multiple Family

R5 High Density Multiple Family

R1 S.F. and Agricultural

RA Rural Residential

A Agricultura!

RER - Rural Estaie Residentiat

R1 One Family

R1 One Family, zero iot line

R1A One Family, Auxiliary

B2 One and Two Family ‘

R3 Low Density Multiple Family

SR Special Residential

R1 S.F. and Agricultural

R1 S.F. and Agricultural

R2 Low Density Muliiple Family

R3 "Mobile Home Parks

PUD1 Low Density Residential

PUD2 Med. Dens. Res. - Low Dens. Office

R1

R1

R2

R3

R4

R5

R&

City of Grand Rapids
Grand Rapids Township
Plainfield

City of Grand Rapids
City of Grand Rapids
Grand Rapids Township
Plainfield

City of Grand Rapids
City of Grand Rapids
Plainfield

Plainfield Township
Plainfield

City of Grand Rapids
City of Grand Rapids
City of Grand Rapids
Plainfield

Plainfield

City of Grand Rapids
Grand Rapids Township
Grand Rapids Township
Grand Rapids Township
Piainfield Township
Grand Rapids Township
Plainflald

City of Grand Rapids
City of Grand Rapids
Grand Rapids Township
Grand Rapids Township
Plainfield

Plainfield

City of Grand Rapids
City of Grand Rapids
City of Grand Rapids
City of Grand Rapids
City of Grand Rapids
City of Grand Rapids
Grand Rapids Township
Grand Rapids Township
Grand Rapids Township
Grand Rapids Tewnship
Grand Ragpids Township
Grand Rapids Toewnship
Plainfield

Plainfield

Plainfield

Plaintield

Plainfield

Plainfieid

Plainfield
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Social Impacts and
Mitigating Measures

North East Beltline Corridor Plan

January, 1988

Prepared for North East Beltline Joint Planning Board
by Jay Hoekstra




Introduction

This paper examines the impacts of the North East Beliline Corridor Plan
on the poor, the central urban area, and the central business district.
Impacts in three categories are examined and remedies are discussed.
The three categories are: employment and its location, housing, and
transportation.

The scope and budget of this project does not allow a detailed analysis of
the impacts of this plan; however some useful observations and
conclusions can be made. David Rusk and Myron Orfield have shown
with some preliminary analysis that the poor are being concentrated in our
central city and inner suburbs to the detriment of the poor, of those areas
and of the region. Meanwhile jobs are being located away from the
central city and access to these suburban jobs is difficult for central city
residents.

Employment

The first draft of the land use plan showed an amount of land dedicated to
office use which would accommodate over one million square feet of
office space. 2.4 to 2.8 million square feet is the forecast demand for
additional office space by 2020 for the urban area. Total use at that time
would be about 14 million square feet. Land use plans from most of the
urbanized area have been analyzed and the amount of land planned for
offices and services [non retail] would accommodate about 22 million
square feet. There is about 60% [8 million square feet] more space
planned than is needed.

Should this plan embody an attempt to reduce this disparity and reduce
the amount planned for office uses by 60%? Perhaps the locations in this
corridor are better than those in other parts of the region. In the absence
of a regional land use plan and regional policies, we do not know. When
amending the draft land use plan in response to comments made at
hearings before local planning commissions, the amount of land allocated
for office use was reduced to approximately 700,000 square feet.

The retail uses in the plan are proposed for neighborhood or community

scale, serving needs primarily within the nearby area. Regional and large
box retail development has been avoided.

Conclusions

. The corridor is 75% developed and office development has been
proposed only in areas in the planned sewer service area.

. As with other uses, office use may be overplanned in the region,
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but it is not possible to solve that problem at the level of a corridor

study.
® The final draft has less office space than the initial draft.
Housing
Impact

The First Impressions report showed that, even at the low densities that
were planned locally, there was twice as much land planned for residential
land use as was needed for the projected population. Excessive land
planned for residential use encourages inefficient, scattered location of
residential development and abandonment of central city housing by
middle and high income households.

An approach to this problem might be to reduce residential areas in this
plan by cne half, assuming that it roughly represents the original plans.
However since it is close to existing development, it might be better to
provide the housing as planned in the corridor [while preserving sensitive
natural areas], so as to decrease development further out in the
countryside.

Since the number of people in the metropolitan area is increasing,
provision of new housing in itself would not have a negative affect on the
central city. However when all of the housing provided in the new areas
are priced for higher income households, lower and moderate income
households are forced to concentrate and spread where some affordable
housing is available - the central urban area. Goncentration of the poor
has cumulative and aggravating consequences which affect the entire
urban area. -

[n this project’s planning area, lower priced housing is available only at the
Pineridge Parkway apartments, near Five Mile Road. No other financially
assisted housing is available elsewhere in Plainfield, Grand Rapids, Ada
or Cascade Townships except for elderly housing units in Plainfield
Township. The nearest assisted housing in the City of Grand Rapids is at
Knapp and Fuller, two and one half miles from the East Beltline.

Need for affordable housing

The 1990 Census showed that of renters in Grand Rapids, 13,000 were at
or below 50% of the median income. Of those, 75 to 80% either paid
more than 30% of their income for housing or lived in substandard
housing. Most of those who paid more than 30%, actually paid more over
50% of their income for housing. The nationally accepted maximum that
a household should pay for housing is 30% of their income. There is a

Social Impacts and Mitigating Measures 2




shortage of affordable housing if there is a shortage of housing that meets
this criteria for low or moderate income households.

The waiting lists for Section Eight rental vouchers at the County and City
of Grand Rapids are long and are closed to any new applicants. Those
involved in providing affordable housing may not worry about measuring
the need because they are unable {o meet the immediate demand.
According to local housing agencies there is also a need for housing for
disabled persons.

Many housing programs around the country aim to provide affordable or
assisted housing in the range of 5 to 10 per cent of the new housing
provided. In the absence of a thorough, regional analysis of housing
needs, a standard in this range would be reasonable. The plan for the
corridor shows that about 2300 units [of all costs] are proposed; 5% of
2300 would be 115, 10 per cent would be 230. However any new housing
initiatives would likely be provided throughout the jurisdictions involved.

Methods of improving the provision for affordable housing

Local government may have ways of taking away barriers to affordable
housing and they do have programs available to encourage and facilitate
the provision of low cost housing. Non-profit or for profit builders are, in
fact, eager to use a number of programs and methods for providing
affordable housing. The Greater Grand Rapids Home Builders
Association has an Affordable Housing Committee which has come up
with some useful responses to this issue. Local government can
coordinate these programs and can provide incentives which wili make
provision of this type of housing not only possible but likely. Furthermore,
housing developments in Grand Rapids and elsewhere around the nation
have shown that financially assisted housing for lower income households
can be indistinguishably mingled with higher cost units.

Provision of affordable housing as a small ratio of most new
developments is socially healthy and much more acceptable to
communities.

Reducing development costs

The federal government offers a tax credit for those who provide low
income housing. These credits are transferrable and there is a good
market for them. This program is administered by the Michigan State
Housing Development Authority and can cover up to 40% or 50% of
housing development costs.

The State allows local government to waive property tax on apartments for

Social Impacts and Mitigating Measures 3



qualified developers who are participating low cost housing program.
Instead the local government can collect a service fee equal to 4 to 10%
of the rent. The City of Grand Rapids has used this payment in lieu of
taxes [PILOT] program to support at ieast 40 units each year.

The City and Townships could agree to provide free sewer and water
hookups, and lower utility rates, for affordable housing units. Building
permits could also waived or lowered.

The City and Townships, along with the Homebuilders Association could
examine zoning ordinances to see if minimum lot sizes, minimum house
sizes and other requirements are resulting in the exclusion of affordable
housing. -

The Townships and City could solicit landlords for enroliment in the
Section 8 program through notices in their newsletters and the
newspapers.

Reducing Land Cosis

In order to make it possibie for developers to offer affordable housing
units the Townships and City could add density bonuses for developments
that included such housing. Densities could be increased somewhat
beyond the amount of affordable housing provided in order to provide
income that would make it possible to lower prices for the affordable units.

The Townships working through the County Community Development
Department, or the City with its own housing development department,
could assemble and purchase land, and work with a non profit housing
group to develop a mixed income housing development. The sale or
rental of the development would pay for the cost of the land. Non profit
organizations in this area have already successiully carried out a similar
type of arrangement.

Increasing financial resources

There are a variety of financial programs available to low and moderate
income households from banks, savings and loans, and mortgage
companies for the purchase of housing.

Location Efficient Mortgages: One way local government can make
housing affordable is to efficiently plan land use and to support public
transportation. Local mortgage lenders and the Federal National
Montgage Association will be testing mortgages in Chicago which give
credit for residences being location efficient. The basis for the credit is
that a househeld that can get along without an automobile will save about
$5000 each year and that money could be used for purchasing housing.
The characteristics which define location efficiency are: access to public
transit; access to shopping, services, schools; walkability of the area; and

Social Impacts and Mitigating Measures 4




whether development is adequate to support transit. Location efficient
mortgages may or may not be available in our area in the future, but
providing the conditions for them will free up income for housing. The
proposed North East Beltline incorporates these ideals to some extent,
especially in the area around Knapp Street.

Coordination and Exploration

Making full use of the programs and methods described above would
require a dedicated effort on the part of all three governments. The
public’s of these governments may not support the provision of affordable
housing because they have seen the effects of concentrated poverty and
assume that those effects follow with even a scattered provision of lower
cost housing. That belief is another problem that may have to be dealt
with before progress could be made. Communities may need to explore
what it means to be a community — does it mean having a cross section of
income levels. What are the actual effects of having a small percentage
of lower income households and housing in a community. The
emergence of new planning ideas of mixed use, better attention to urban
design, avoidance of concentration of assisted housing, and development
of “metropolitan towns™ may make the provision of affordable housing
more feasible and acceptable.

A local government could start with a commlttee to explore these issues.
Such a committee would benefit by working with the Homebuilders
Association, the Kent County Community Housing Commission and the
Chamber of Commerce. The commitiee could describe the possibilities to
the public, elicit opinions, and coordinate programs and incentives.
Alternatively such a committee couid be for a larger geographic area such
as the northeast urban area, or could be a nongovernmental body such as
an interfaith affordable housing group for the east side, or all three.
Plainfield Township has some experience along these lines having
successfully brought a housing development for senior citizens to their
jurisdiction.

Some of the programs mentioned above would be difficult to carry out with
out knowing what is financially feasible in the local housing market. This
type of analysis may be difficult or at least inefficient for each local
government to carry out. Arrangements would have to be made to have
Kent County or Metro Council to carry out this work.

Conclusions

. Since the region is growing, additional housing in itself would not
contribute to the central city decline.

. The plan’s mix of housing types, mix of densities and locations
near employment and services, offers better housing opportunities.

Social Impacts and Mitigating Measures 3




. Provision of housing with a full range of prices will require
commitment and effort on the part of participating units of
government.

- Transportation

Providing affordable housing near jobs, shopping and schools as
described above would in itself reduce transportation costs for moderate
and low income households.

Because of limited funding, the service that GRATA [Grand Rapids Area
Transit Authority] is able to provide is limited compared to other
‘comparable urban areas in Michigan. It provides approximately 400
annual vehicle hours per one thousand persons in its service area.
Lansing provides about 1000; Flint about 900. At present one bus route
extends into the planning area. The Leonard Street route extends along
Leonard Street to the Kent Community Skills Center and to Knapp’s
Comer shopping center.

If the public transit system was funded to a degree comparable to other
systems in Michigan, more service would be available. The draft version
of the Long Range Public Transportation Plan shows an express bus
route along the East Beltline from Plainfield to Keniwood, Dial a Ride
service would be provided throughout the area. The Plan also includes
freeway express routes which would have flyer stops at the East Beltline

and 1-96 interchange and along the freeway at Maryland and 1-196. Such -

routes have the potential to increase access to jobs, schools, and housing
along the corridor and at the same time reduce traffic congestion.

Public transit needs supportive infrastructure. That infrastructure includes
pedestrian access (sidewalks), turnout lanes on roads and bus stop
locations on the right of way or within developments, These
improvements should be discussed now with MDOT, in the event that the
express routes become feasible later. Potential transit stops could be
identified now.

Conclusions

. The corridor plan and implementation measures begin to provide a
land use pattern that supports present and future transit service.

. By providing a good mix of land uses the corridor plan also

provides access to services and employment with less need of
transportation fo provide the access.
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Final conclusions

it was not possible, given time and the scope of this project, to
adequately analyze these issues. However a regional study is
under way whose results will be available in June, 1998, ltis
almost self evident that poor and minorities are concentrated in the
central city to their detriment and {o the detriment of the whole
metropolitan area.

This is a metropolitan and jurisdiction wide issue, difficult to deal
with at a corridor level. The cooperation begun in this study
provides a basis for continuing to work on the problem.

The land use pattern and principles proposed contribute in a

- positive way toward solving the problems of the present mode of

urban development.

The development shown in this plan could be described as infill
development, because the corridor is 75% developed, no extension
of water and sewer is proposed outside of the planned service
area, and the corridor is immediately adjacent to the urbanized
area.

There are methods and opportunities for jurisdictions to work

together to address the problems of concentration of the poor and
minorities in the central city.

Social Impacts and Mitigating Measures 7




Income-Cost Correlation

fncome-Cost Correlation is a method to determine housing surpluses and deficiencies within

communities.  Total household income determines the price range of affordable housing for

virtually afl households. In the case of purchased housing, the price of a house is typically

three times (300%]) the household income. For example, it is assumed that a household i
earning $20,000 per year can afford a $60,000 home. When examining the availability of rental
housing units, it is assumed that a household can afford to allocate 30 percent of the monthly
household income fowards rent. For éxample, a household earning $20,000 a year can afford
a maximum affordable monthly rent of $500. Maximum value of affordable housing and

maximum affordable monthly rent are calculated by applying these percentages to household

income categories, as broken down in the U.8. Census. The number of households that fall

within each income category is then calculated, as weli as the number of owner-occupied and

rental units located in the community that are priced within the determined ranges. To

determine if the community has a surplus or deficiency of differently valued housing units, the

number of households in the community which have a certain income is compared to the

number of owner and/or rental units within the community which would be affordable to those

households.

It must be recognized that this type of analysis is only one indication of affordable housing. In
actual practice, the price of a house which a household can afford is determined by three major |
factors: the size of the mortgage that must be secured and its interest rate; the property tax,
insurance and utility rates on the house; and the fotal indebtedness of the household for all
items other than housing. Nevertheless, such an analysis provides an indication of housing
cost trends and the ability of the purchaser to acquire such housing. The foliowing tables show
the breakdown of affordable purchase and rental housing by household income for the City of
Grand Rapids, Grand Rapids Township, and Plainfield Township.

Owner-Occupied Units

Data in Tables 1, 2, and 3 correlate 1990 household income levels for the City of Grand Rapids
(Table 1), Grand Rapids Township (Table 2), and Plainfield Township {Table 3) residents with
the assumed values of specified owner-occupied housing units within each community. 1t
should be noted that the U.S. Census defines specified housing units as one-family houses on
less than 10 acres without a commercial establishment or medical office on the property.

Mobile homes, trailers, boats, tents or vans occupied as a usual residence, and owner-occupied
noncondominium units in multi-family buildings are excluded '

1980 U.S. Census, Census of Housing, General Housing Characteristics

Grand Valley Metre Council Income-Cost Correlation
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City of Grand Rapids

Households with income levels less than $9,999 per year, as well as households with incomes
greater than $20,000, have large numbers of households that are not finding housing at prices
they can afford. Over 15% of the households within the City of Grand Rapids earn between
$50,000 and $99,000 per year, yet there are only 603 housing units valued between $150,000
and $299,999, which they could afford. This represents a deficiency of more than 5,000
housing units of this value. Households with incomes ranging from $10,000 to $19,999 per
year should have little problem finding affordable housing to own, as a significant oversupply
(8,624) of owner-occupied housing units valued between $30,000 - $59,999 exists within the
city. The housing valued in this range is being utilized by three disparate groups: by
households which can afford such housing; by those who are expending a higher proportion of
their income than is normally considered acceptable; and by those who could afford housing of
a greater value if it was available. Table 1 indicates a need for housing valued below $30,000
and housing valued greater than $60,000.

Grand Rapids Township

The income-cost correlation calculated for Grand Rapids Township shows a deficiency in all
housing values except for those valued between $60,000 and $149,000. Households within the
township earning less than $60,000 per year or more than $150,000, are not finding housing
which they can afford, with a greater deficiency of affordable housing for high income
households. Again, as with residents within the City of Grand Rapids, households are either
expending more than three times their income on housing or households are buying homes
which are valued less than three times their income.

Grand Valley Metro Council Income-Cost Correlation
GAGVMCUNCCOR.WPD 3
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Plainfield Township

Similar occurances can be seen in Plainfield Township. While over 32% of households earn
over $50,000 per year, only 5% of owner-occupied housing units are valued greater than
$150,000, which would be affordable to these households. Again, housing surpluses are seen
in homes ranged between $30,000 and $150,000, with few housing options for low income
households.

Grand Valley Meirc Council income-Cost Correlation
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Renter-Qc¢cupied Units

A similar analysis was conducted for renter-occupied housing units. Data in Tables 4, 5, and 6
correlate 1990 househcld income levels for the City of Grand Rapids (Table 4), Grand Rapids
Township (Table 5), and Plainfield Township (Table 6) residents with the assumed values of
renter-occupied housing units within each community.

City of Grand Rapids

In 1990, there was an undersupply of rental units available to serve those households which
were making less than $9,999 a year. There are over 4,600 households in the city that fall
within this income level and there are only 3,222 rental units which are less than $249 a month,
which would be affordable to such households. The largest deficiency in the city occurs with
housing units which rent for greater than $750 a month and serve those households making
more than $30,000 a year.

A comparison of owner-occupied housing units (Table 1) and renter-occupied housing units
(Table 4) for the City of Grand Rapids, shows similar trends. Those households with annual
incomes of less than $9,999 are paying a higher share of their income to live in and own higher
valued single-family units or rental units. In the case of both owner-occupied housing units and
rental units, high income households are not able to find housing which they can afford and are
expending less of their incomes towards housing. High income households who choose to rent
are finding deficiencies in units which rent for more than $750, as stated above, and are
allocating less of their incomes for housing, due {o the surplus in rental units which falt just
below their affordable value. In both owner-occupied housing units and renter-occupied units,
the largest housing surplus is seen for those households earning between $10,000 and $19,999
per year.

Grand Valley Metro Council Income-Cost Correlation
GAGVMCINCCOR.WPD 7 .
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Grand Rapids Township

The availability of affordable rental units within the township is depicted in Table 5. Rental units
available to those households earning less than $9,999 annually, show slight deficiencies.
There is a relatively significant deficiency of units renting for more than $750 while there is an
even greater surplus of rental units which rent for between $250 and $499 per month. Again,
when comparing the avaitability of owner-occupied units (Table 2) to renter-occupied housing
units within the township, low-income households are allocating more than 30% of their income
per month for housing, while higher income households are allocating less than they can afford.

Grand Valley Metro Council Income-Cost Cerrelation

GAGVMCUNCCORWPD 9



JUSI LSED OU LOIyMm J0f sun sepnjoxg "ve o)1 ede 1 Aewiwng

UOjje|8.LI0] 150D-atLoou|

AdMHOIONNDIWADLD
iIoUnoD oljaly As|leA puelg

‘BuisnoH pue uogeindo yo snsuan 'SNSUAD SN 0661 Uodn paseq sjeunsg JuBynNsuan

patdnooo-ieiusy payioeds Jo sequinu [E}01 8y 0} Aioboyed swoow sad Sployasnoy jo abejuacsed ay; Buikidde Aq snsuad ‘g 0661 ayy woly pajeilss ey
SO} ployssnoy Ajyuow Jo Jusstad 0¢ 2q 0] payenojen Jual Ajyjuows 8{qepioye wWnxep

l!l!

obBeyeo swoour Jod syun jo Jagwnu pue AtoBojes awoour Jad SPloyesnoy 4o Jequinu su) usamjaq saualsyp au 0g 0] peye|noen

paAl@oal sem

(££2) snun Buisnoy
q

‘Wil -epepn Ag pajidwon Emm

diysumo spidey pueig -

syiun Buisnoy paldnoaQ-isjuay paiioadg

uope[a.liod 3s0s awosuj

9¢- 8Ll 144’ BI0W 10 000 LS a.low 1o 000'0r$
ci- 6l LE 666% -~ 06.% 666'6€$ - 000°0€%
G+ 0e G2 6¥.% - 005% 666'6¢$ - 000°02$
O+ 04 ve 66%$ - 062% 666'6L$ - 00001
G- 0 G 6v2s-czlg 666'6% - 000G
8- 0 8 GZl$ uey] sse 000'G$ uey) sso7
oAdousioyaqg JSAioBayen anjep JAloBajen JUdYy A|lyjuopy AioBajen
/sniding Buisnoy uj syun awoou) dlqepJoyy wnwixep awoou| pjoyasnoy
[ejusy Jo saquunp Ul Spjoyasno}
J0 raquinp
0661

G a|qey :



Plainfield Township

In 1990, there were deficiencies in all categories of housing units with the exception of those
units renting for between $500 and $874 per month. The largest deficiency occurs for those
households earning between $20,000 and $49,999 a year. While there are over 850 household
that fall within this range, there are only 718 rental units. Again, when comparing the availability
of both owner-occupied (Table 3} and renter-occupied housing units within the township, low-
income households are expending a larger percentage of their incomes for housing needs,
while very high income households are expending a smaller proportion of their incomes towards
housing.

Grand Valley Metro Council Income-Cost Correlation
GAGVMCINCCOR WPD 11
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Summary income Cost Correlation _
Specified Owner-Occupied Housing Units

City of Grand Rapids, Grand Rapids Township, and Plainfield Township

1990
Household Maximum Value Surplus/Deficiency”
C!::;gig?y Ofi_ﬁ) flfl?;i:g?le City of -Grand Grand Rapids Plainfie[d
Rapids Township Township
Less than $5,000 Less than $15,000 -1,455 -93 -166
$5,000 - $9,999 $15,000 - 528,999 -900 -52 -168
$10,000 - $19,999 | $30,000 - $59,999 +8,624 -40 +232
$20,000 - $49,999 | $60,000 - $149,999 -467 +1,021 +1,563
$50,000 - $99,999 | $150,000 - -5,078 -580 -1,331
$299,699
$100,000 or more $300,000 or more -725 -256 -180

Eata compited by Wade-Trim,
Maximum value of affordable housing calculated to be 300 percent of household income.
Calculated to be the difference between the number of households per income category and number of units per income
category

Table 8

Summary Income Cost Correlation
Specified Renter-Occupied Housing Units

City of Grand Rapids, Grand Rapids Township, and Plainfield Township

1990
Household Maximum Surplus/ Deﬁ,de"cyh
C!gfe(;n;?y Mgﬂﬁ:ﬁ?;i " City of _Grand Grand Ra;?ids Plainfie[d
Rapids Township Township
Less than $5,000 Less than $125 -806 -8 -12
$5,000 - $9,999 $125 - $249 -637 -5 -43
$10,000 - $19,999 | $250 - $499 +11.689 +46 +705
$20,000 - $29,999 | $500 - $749 +1,003 +5 +428
$30,000 - $39,999 | $750 - $999 -3,833 -12 -211
$40,000 or more $1,000 or more -7,416 -26 -867

le?ata corhpiled by Wade-Trim.
Maximum affordable monthiy rent calcuiated to be 30 percent of moenthly househsld income
Calculated to be the difference between the number of households per income category and number of units per income
category

Grand Valley Metro Council
GAGVMCUNCCOR.WPD
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The Kent County Equalization Department uses the descriptions for the classification of
assessable real property found in the Michigan Compiled Laws, General Property Tax
Section 211. They are described as follows:

L

Agricultural real property includes those parcels used partially or wholly as farm
fand, with or without buildings, and those parcels assessed to the department of
natural resources and valued by the state tax commission. As used in this
subdivision, “agricultural operations” means farming in all its branches, including
cultivating of soil; growing and harvesting of any agricultural, horticultural, or
floricultural commodity; dairying; raising of livestock, bees, fish, fur-bearing animals,
or poultry; turf and tree farming; and performing any practices on a farm as an
incident to, or in conjunction with these farming operations. A commercial storage,
processing, distribution, marketing, or shipping operations shall not be considered
part of the farming operation.

Commercial real property includes those platted or unplatted parcels used for
commercial purposes, whether wholesale, retail, or service, with or without buildings;
those parcels used by fraternal societies; and those parcels used as golf courses,
boat clubs, ski areas, or apartment buildings with more than 4 units.

Developmental real property includes those parcels containing more than 5 acres
without buildings or more than 15 acres and whose value in sale exceeds its present
value in use. Developmental real property may include farm land or open space land
adjacent to a population center or farm land subject to several competing valuation
influences.

Industrial real property includes those platted or unplatted parcels used for
manufacturing and processing purposes with or without buildings; those parcels used
for utilities sties for generating plants, pumping stations, switches, substations,
compressing stations, warehouses and right of way, flowage land and storage areas;
and those parcels used for removal or processing of gravel, stone, or mineral ores,
whether valued by the local assessor or by the state geologist. .- )

Residential real property includes those platted or unplatted parcels, with or without
buildings, and condominium apartments located within or outside a village or city,
which are used for, or probably will be used for residential purposes, and those
parcels which are used for, or probably will be used for recreational purposes, such
as lake lots and hunting lands, located in an area used predominantly for recreational
pUrposes. |

Timber-cutover real property includes those parcels which are stocked with forest
products of merchantable type and size, cutover forest land with little or no
merchantable products, and marsh lands or other barren land. However, when
typical purchases of this type land is for residential or recreational uses, the
classification shall be changed to residential.

Personal property includes items such as, farm buildings on leased land and
agricultural equipment and produce not exempt by law, commercial equipment,
furniture, fixtures on commercial property, outdoor advertising signs and billboards,
well drilling rigs, unlicensed commercial vehicles, commercial buildings on leased



land, industrial machinery and equipment, and dies on industrial property.
Residential personal property includes homes, cottages, or cabins on leased land,
and mobile homes which would be assessable as real property except that the land
on which they are located is not assessable because it is exempt. Utility personal
property includes electric transmission and distribution systems, substation
equipment, spare parts, oil wells and allied equipment such as tanks, field pump
units, gas storage equipment, utility buildings on leased land, etc. (This is nota
complete listing of all assessable personal property as it appears in the Michigan
Compiled Laws.)

If the total usage of a parcel includes more than 1 classification, the assessor shall

determine that classification which most significantly influences the total valuation of the
parcel.
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2[1.35a PUBLICATION: TENTATIVE EQUALIZATION RATIOS: BOARD OF
REVIEW NOTICES TO INDICATE.

Sec. 34a. (1) The equalization director of each county shall prepare a tabular statement
each year by the several cities and townships of the county, showing the tentative recommended
equalization ratios and estimated multipliers necessary to tompute individeal state equalized
valuation of real property and of personal property., The county shall publish the tabulation in a
newspaper of general circulation within the county on or before the third Monday in February
each year and furnish a copy o each assessor and to each of the boards of review in the county
and te the state tax commission. All notices of meetings of the boards of review shall give the
tentative ratios and estimated multipliers pertaining to their jurisdiction. The tentative
recommended equalization ratios and multiplying figures shall not prejudice the equalization
procedures of the county board of cornmissioners er the state tax commission.

(2) If the final equalization multiplier for only the [936 tax year exceeds the tentative
multiplier used in preparing the assessment notice and ag a result of action of the state board of
equalization or ¢ounty board of commissioners a taxpayer's assessment as equalized is in excess
of 50% of true cash value, that person may appeal directly to the tax tribunal. The appeal shall
be filed under this subsection diring 1986 on or before the third Monday in August and shall be
heard in the same manner as other appeals of the tribunal. An appeal pursuant to this subsection
shall not result in an equalized value less than the assesed value multiplied by the tentative
equalization multiplier used In preparing the assessment notice.

Last Am. 1986, Act 138, Imd. Eff. June 30, 1986
Sec. 34b. Two or mere counties may jointly establish an equaﬁzaﬁon department as
provided by -section 34  The joint equalization department shall assist the boards of
coemmissioners In each participating county in surveying and equalizing assessments and meeting

the requirements of section 34,

Added 1972, Act 356, Eff. January 9, 1973.

211.348¢c CLASSIFICATION OF ASSESSABLE PRCPERTY,

Sec. 34c. (1} Not later than the first Monday in March in sach year, the assessor shall
classify every item of assessable property according to the definitions contained in this section.
Following the board of review the assessor shall tabulate the total number of items and the
valuations as approved by the board of review for each classification and for the totals of real
and personal property in the unit. The assessor shall transmit to the county equalization
department and to the state tax commission the tabulation of assessed valuations and such other
statistical information as the state tax commission considers necessary to meet the requirements
of this act and Act No. %4 of the Public Acts of 1911, as amended, being sections 209.) to 209.8
of the Michigan Compiled Laws.

(2) ficarions o sable re shall be described as follows:

(@) Agrigulniral real property includes those parcels used partially or wholly as farm land,
with or without buildings, and those parcels assessed to the department of natural resources and
valued by the state tax commission. As used in this subdivision, "agricultural eperations™ means
farming in all Is branches, including cultivating of soil; growing and harvesting of any
agricultural, horticuitural, or floricultural commodity; dairying; ralsing of livestock, bees, fish,
fur-bearing animals, or poultry; turf and tree farming; and performing any practices on a farm as
- an incident to, or in conjunction with these farming operations. A commercial storage,

processing, distribution, marketing, or shipping operations shall not be considered part of the
farming operation. '

b) Commercial real property includes those platted or unplarted parcels used for
commercial purposes, whether wholesale, retail, or service, with or without buildings; those
parcels used by fraternal societims; and those parcels used as golf courses, boat clubs, ski areas,
or apartment buildings with more than & units. .

(c) v rezl property includes those parcels containing more than 5 acres
without buildings of more than [5 acres and whose value In sale exceeds its present value in wse.
Nevelopmental real property may include farm land or open space land adjacent to a population

enter or farm land subject to several competing valuation influences.
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(d) Lpdustrial real.property includes those platted or unplatted parcels
used for manufacturing and processing purposes with or without buildings; those
parcels used for utilities sites for generating plants, pumping stations, switches,
substations, compressing stations, warehouses and right of way, flowage land and
storage areas: and those parcels wused for removal or processing of gravel, stone,
or mineral ores, whether valued by the Tocal assessor or by the state geologist.

(e} iadl real property includes those platted or unplatted parcels,
with or without buildings, and condeminium apartments located within or outside a
village or city, which are used for, or probably will be used for resident{al pur-
poses, and those parcels which are used for, or probably will be used for recrea-
tional purposes, such as lake Yots and hunting Tands, located 4n &n area uvsed pre-
dominantty for recreational purposes,

{f) i —¢ real property inciudes those parcels which are stocked
with forest products of merchantable type and size, cutover forest land with 1ittle
or ro merchantable products, and marsh lands or ather barren land.  However, when
typfcal purchases aof this type land is for residential or recreational uses, the
classifigation shall be changed to residentiai.

(3 he claz<ifiea able pe
as follows:

{a) gg;+;u4;g;aJ personal property includes farm buildings on leased land
and any agricultural equipment and produce not exempt by law, ,

(b) L jal personal property includes all equipment, furniture, and fix-
tures on commeércial parcels, and jnventaries not exempt by law; cutdoor advertising
¢igns and billbeoards; well drilling rigs and other equipment attzched to a trans~

- porting vehicle but not designed <or operation while the vehicle is moving on the
highway; unlicensed commercial vehicles or those 1icensed as special mobile equip-
ment or by temporary permits; and commercizl buildings on leased land.

{c) _Induystrial personal property includes 211 machinery and equipment, fur-
niture and TIXILTes, and dies on industrial parcels, and inventories not exempt by
law; industrial buildings on leased 7Tand; and personal property of mining compan-
fes valued by the state geclogist.

{d) Resi ial. personal property includes homes, cottages, or cabins on
leased land, and mobile homes which would be zssessable as real property under sec-

?ion 2a except that the land ¢n which they are lecated 7s not assessable because it
5 exempt,

(e) Miility, personal property includes electric transmission and distri-
butign systems, substation equipment, spare parts, gas distribution systems, and
water transmission and distribution systems; oil wells and allied equipment, such
a5 tanks, gathering lines, field pump units and buildings; inventories not exempt
by law; gas wells with allied equipment apd gathering 1lines; ol or gas field
equipsment stored in the open or in warehouses, such as drilling rigs, motors, pipes
and parts; gas storage equipment; frapsmission lines of gas or oil transporting
companies; and utility bu{ldings on leased Tand.

(4) gHjZdjng§ gn leased land of any ciassification are improvements where
tha owner ot the 1mprovement 3is not the owner of the land or fee and has not baound
himself to pay taxes levied against the land or fee and the improvement has. been '
assessed as personal property pursuant to section 14(8).

{5) 1If the total usage of a parcel includes more than 1 classification, the
assessor shall determine that classification which wmost significantly influences
the total valuation of the parcel.

{6) An ownar of any assessable property who is aggrieved with the classifi-

cation of the parcel, shall notify the assessor and may protest the assigned classe
ification to the regular board of review. An owner or assessor whe is not satis-
fied with the decision of the board of review may file a petition with the state
tax commission within 30 days after the adjournment of the board of review. The
state tax commission shall arbitrate the petition based upon the written petitian
and the written recommendations of the assessor and the state tax commission staff.
An appeal may not be taken from the decision of the state tax commission regarding
classification complaint petitions and their determination shall be final and bind-
ing for the year of the petftien.

{7} This section shall not be construed to encourage the assessment of prop-

. erty at other than the uniform percentage of true cash vaiuve prescribed by this
act.

shall be described

Section 2. . This act shall take effect beginning with 1979 assessments and
1980 county and state equalization,

Added. Act 381, Imd. EFf. July 27, 1978,
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SECTION 127
MXD DISTRICTS
MIXED USE

Purpose - : | : '

The Mixed Use Districts are established to permit flexible and efficient use of large parcels at key
locations by combining housing, employment, local commercial and open space uses in accordance
with a unified design. Appropriate locations for the MXD Districts will be characterized by availability
of public utilities, good access to collector or arterial highways, and potential access to public transit
facilities. The phasing of development in the MXD Districts is to be concurrent with the phasing of
required road improvements and is to result in a mix of land uses at the earliest feasible stage of
development.

The MXD Districts provide for well designed communities which are compatible with surrounding
neighborhoods and protective of the natural elements of the landscape. A Mixed Use Development
is intended to include a planned network of open space which inciudes environmental areas, recreation
areas, and public plazas or squares; a diversity of housing types at medium to high densities; and
convenient pedestrian access between uses. '

Two MXD Districts are established: the MXD-3 and MXD-6 Districts. The two districts allow
differing intensities of land use in order to ensure that mixed use developments are compatible with
surrounding land uses.

A Mixed Use Development shall contain at least one focal point: an area of diverse, integrated land
uses, designed to create a distinct focus for the development. Focal points should be scaled and
orented to pedestrian movement and should incorporate public transit access if available.

The MXD District regulations promote and allow planning innovation and design flexibility. Each plan
submission for an MXD District must incorporate design considerations at an appropriate level of detaii
for the submission stage. A public hearing is required at the Preliminary Development Plan and
Comprehensive Sketch Plan stages of the plan review process, to ensure adequate opportunity for
public comment. '

In order to allow appropriate uses prior to the approval of 2 Mixed Use Development, the MXD-3 and
MXD-6 Districts are Overlay Districts. Uses allowed in the underlying district may be established
prior to the approval of a Preliminary Development Plan for Mixed Use Development.

General Provisions

1. The minimum size of any MXD District shall be 25 contiguous acres. The maximum size of
an MXD-6 District shall be 75 contiguous acres. Land which is divided by utility rights-of-
way or street rights-of-way shall be considered contiguous for purposes of Section 127.

2. Development within the MXD Districts shall be guided by a Preliminary Development Plan
and Preliminary Development Criteria approved by the Zoning Board in accordance with the
procedures established in Section 127.D. Except as allowed by Section 127.B.3 below, no
development shall occur within an MXD District prior to approval of the Preliminary
Development Plan.

"3, Prior to approval of a Preliminary Development Plan, use or development of MXD-zoned land
shall be subject to all regulations applicable to the underlying zoning district. After a -

161




Preliminary Development Plan is approved, existing uses which were established pursuant to
the underlying zoning district may continue. Such uses shall not be expanded to occupy
additional land area, and principal structures related to such uses shall not be constructed or
expanded. No new principal use shall be established after a Preliminary Development Plan
is approved except in accordance with the Preliminary Development Plan and the requirements
of the MXD-3 or MXD-6 District.

Requirements for Mixed Use Development

The requirements given below apply to land in the MXD-3 and MXD-6 Districts at the Preliminary
Development Plan stage and subsequent stages of plan processing and development.

1. Water and Sewer Service

All development shall be served by public water and public sewer. -

2. Minimumn Area of Preliminary Development Plan

The area encompassed by a Preliminary Development Plan is referred to in these regulations
as a Mixed Use Development. An MXD District may be developed as one or more Mixed Use
Developments, subject to the following:

a. The first Preliminary Development Plan approved for an MXD District must encompass
at Jeast 40 percent of the area of all contiguous MXD-zoned parcels or at least 25
acres, whichever is greater. Subsequent Preliminary Development Plans by a different
petitioner for the same MXD District must encompass at least 25 acres. A petition to
amend the plan for an existing Mixed Use Development may add areas of any size to
the Mixed Use Development.

b. ‘Where there are two or more contiguous MXD-zoned lots or parcels under single

ownership, the Preliminary Development Plan shall include the petitioner’s entire
contiguous acreage.

3. Proportions of Uses
a, Each Mixed Use Development shall provide the following land uses in the following
proportions. The term "Mixed Use Development” refers to all land shown on one
Preliminary Develdpment Plan,
Land Use Minimum % of Gross Area
' of Mixed Use Development
Open Space 35%
Residential 20%
Employment 15%
b. Areas of a Mixed Use Development in which residential and employment uses are

mixed within a single site or building may be used to satisfy the minirum percentage
requirements, based on the projected proportions of building area (e.g., if 30% of the
floor area of buildings will be devoted to residential use, then 30% of the site acreage )
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shall be applied to residential land use acreage.)

The first Mixed Use Development approved within an MXD District shall include at
least one focal point which shall have an integrated mix of land uses. The focal points
may include Iand uses such as office and/or residential buildings, retail stores and
services, civic or public uses, open space, including features such as plazas, squares,
or other useable landscaped areas. Subsequent Mixed Use Developments within the
same MXD District are not required to have a focal point, however, the land-use mix |
for all MXD Developments must cumulatively meet the requirements of Section
127.C.3.a. :

The Preliminary Development Plan for a Mixed Use Development shall include 2
staging plan establishing the timing or sequence of development. The staging plan shall
establish the earliest reasonable time frame for the recordation of subdivision plats for
a proportionate mix of land uses. Staging should take into consideration: extension of
water and sewer service; efficient use of road network capacity; and the market for
residential and employment uses.

The staging plan shall allow no more than 50 percent of the acreage designated for
residential land use to be recorded “prior to commencing plat recordation for
employment areas. After plats have been recorded for half of the designated residential
acreage, each succeeding stage of development must make substantial progress toward
recording the approved mix of land uses.

Recorded open space parcels must élways constitute at least 35 percent of the total
recorded land within a Mixed Use Decvelopment.

Permitted Uses

The use of land in a Mixed Use Development shall be lirnited to the permitted uses
- specified in the approved Preliminary Development Plan and Preliminary Development
Criteria. The uses permitted by the Preliminary Development Plan shall be limited to
the uses listed in this Subsection and shall comply with the restrictions given in
Subsections 5 through 9 below. The permitted uses allowed by the Preliminary
Development Plan may be limited to a portion of the uses listed below.

For Mixed Use Developments larger than 75 acres, the permitted uses shall be drawn
from the fellowing list:

)] Uses permitted as a matter of right in the POR, B-1 and M-1 Districts.

2 One single-family detached dwelling unit per lot.

(3)A One zero lot line 'dwellin.g unit per lot.

(4) " Single-family attached dwelting units.

(5) Apartments,

{6) Private recreational facilities, such as swimming poois, basketball courts and

tennis courts, reserved for the use of on-site residents and their guests. Such
facilities may be located within condominium developments as well as within
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D
®)
€)
(10)
(i)
(12)

(13)

(14)

communities where all properties are included within recorded covenants and
liens which govern and provide financial support for eperation of the facilities,

Two-family dwellings.

Cemeteries, mausoleumns and crematoriums.
Country clubs and golf courses.

Fast food res';aurants.

Gasoline service stations.

Movie theaters, legitimate theaters, dinner theaters.

Public utility wses, including substations and commercial communication
towers.

Other uses, similar to those above, approved by the Zoning Board on the
Preliminary Development Plan.

For Mixed Use Developmeﬁts of 75 acres or smaller, the permitted uses shall be drawn
from the following list:

(D
@)
(3
C))
&)
(6)

D
(8
9

Uses permitted as a matter of right in the POR and B-1 Districts

One single-family detached dwelling unit per lot.

One zero lot line dwelling unit per lot.

Single-family attached dwelling units.

Apartments.

Private recreational facilities, such as swimming pools, basketball courts and
tennis courts, reserved for the use of on-site residents and their guests. Such
facilities may be located within condominium developments as well as within
communities where all properties are included within recorded covenants and
liens which govern and provide financial support for operation of the facilides.

Tw‘o-fam'ily dwellings,

Movie theaters, legitimate theaters, dinner theaters,

_ Other uses, similar to those above, zpproved by the Zoning Board on the

Preliminary Development Plan,

Uses permitted only in the R-MH or M-2 District shall not be permitted in the MXD-3
or MXD-6 District.

The Preliminary Development Criteria may specify that particular uses are permitted _
only if certain stated conditions or criteria are met. The Preliminary Development »
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Criteria shall authorize the Planning Board to determine whether the required conditions
or criteria are met following a.public hearing, according to the procedures established
in Section 127.G.

Acéessory Uses

Unless different accessory uses are indicated in the Preliminary Development Criteria,
accessory uses shall be as follows.

a.

The accessory use provisions of Section 109 (the R-12 District) shall be applicable to
all residential uses in the MXD-3 and MXD-6 Districts.

The accessory use provisions of Section 115 (the POR District) and Section 122 {the

M-1 District) shall be applicable to all employment uses in the MXID-3 and MXD-6
Districts.

Residential Density

a.

The number of dwelling units permitted within a Mixed Use Development shall be as
gstablished in the Preliminary Development Plan and Preliminary Development Criteria,
but shall be limited to the following density:

Type of MXD District Maximum Density

MXD-3 3.0 dwelling units per gross acre of the Mixed
Use Development

MXD-6 6.0 dwelling units per gross acre of the Mixed
Use Development

Moderate Income Housing

¢} If the allowed residential density established by a Preliminary Development
Plan exceeds 2.3 dwelling units per gross acre of the Mixed Use Development,
the development shall include moderate income housing units in accordance -
with regulations adopted by the County Council and procedures of the Howard
County Office of Housing and Comumunity Development,

2 Moderate incomne housing shall be provided in the amounts indicated below:

Dwelling Units Per Gross Acre Minimum Peicentage of Moderate
of the Mixed Use Development Income Housing Units
More than 2.3 but 5% of totzl number of
no more then 2.7 dwelling units
More than 2.7 10% of total number of
dwelling units

The number of apartment dwelling units allowed by a Preliminary Development Plan
for a Mixed Use Development in an MXD-3 District shall be limited to no more than
30% of the total number of dwelling units allowed in the development. ‘
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Requirements for Employment Uses

a.

Floor Area Ratio (F.AR.)

The Preliminary Development Plan and Preliminary Development Criteria shall
establish a cap on the total square footage of floor area which may be devoted to
employment uses in the Mixed Use Development. The maximum allowed F.AR.,
calculated by dividing the maximum gross floor area by the total net square footage of
land area designated for employment land use, shall be limited to the following:

Zoning Disirict Maximum FAR.
MXD-3 0.35
MXD-6 0.50

Warchouse and Manufacturing

In Mixed Use Developments larger than 75 acres, warehouses and light manufacturing’
may be allowed as principal permitted uses, provided that the acreage devoted to such
uses shall be no more than 15 percent of the area designated for employment land use.
Warehouse and manufacturing uses which are accessory to research and development
laboratories shall not be included in the area calculation.

Retail Centers

A portion of the employment land in a Mixed Use Development may be used for one
or more retail centers which provide opportunity for clusters of retail and service uses.
Retail centers shall be subject to the following requirements,

4] The general location of retail centers must be established on the Preliminary
Development Plan. Uses permitted in retail centers shall be as established in
the Preliminary Development Criteria, and may include retail stores, personal
service establishrnents, and similar uses, as well as fast food restaurants and
gasoline service stations. Retail centers may be integrated with other uses
such as residences, offices and open space.

(2) _ Retail centers must be designed to service a community or neighborhood,
rather than a regional market,

2 For all retail centers in a Mixed Use Development, the total gross floor arca
which may be used for retail and personal service businesses shall not exceed
the following limits:

Zoning Gross Acreage of Maximum Retail Floor
District Mixed Use Development Area Per Gross Acre

MXD-3 Less than 400 acres 150 square feet

400 or more acres 300 square feet

MXD-6 Any acreage 250 square feet

The floor area Limit shall not apply to retail or service businesses which are

permitted accessory uses to a manufacturing, warehousing or office facility,
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10.

In a retail center which is integrated with other uses, the floor area designed
to be devoted to residences, business or professional offices, or institutional
uses shall not be included in the floor area limit. :

4) No single retail center shall contain more than 150,000 square feet of gross
floor area designated for use by retail and personal service businesses.

d. _Retail Establishments

No individual retail establishment within a MXD-3 or MXD-6 District shall have a
gross floor area greater than 65,000 square feet, except as allowed by Paragraph e
below.

e. Redevelopment of Shopping Centers

To allow the tedevelopment of existing shopping centers in the MXD District, such
centers shall be permitted to retain or redevelop existing retail and personal service
space In an amount not to exceed the existing gross square footage of floor area
devoted to such uses, even if the floor area exceeds the Emits established in Paragraphs
¢ and d above. Such developments may not add additional space for retail and personal
service businesses unless the proposed Mixed Use Development meets the requirements
of Paragraphs ¢ and d.

Such Mixed Use Developments shall comply with all other MXD District requirements.
Requirements for Open Space

Open space lots designated for public uses which require .a building or buildings to
accommodate the principal use shall constitute a maximum of 30% of the gross acreage of
open space within the Mixed Use Development.

Bulk Regulations

Requirements regarding setbacks, lot coverage, lot sizes, building heights and all other bulk

regulations for the MXD District not established in this section shall be established by the .
Planning Board through approval of a Comprehensive Sketch Plan and Development Criteria,

in addition to any requirements imposed by the Zoning Board in the Preliminary Development

Plan and Preliminary Development Criteria,

Other Requirements

The provisions of Section 128 (Supplementary Zoning District Regulations) and Section 133
(Off Street Parking and Loading Facilities) shall apply in the MXD-3 and MXD-6 Districts
unless different requirements are specifically approved in the Comprehensive Sketch Plan and
Development Criteria. *

Preliminary Development Plan and Criteria

1.

Petitions

A petition for approval of a Prelimihary Development Plan and Criteria shall be submitted by person(s)
owning an interest in the land included in the plan. :
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2. Community Meetings

Prior to submission of the petition, the petitioner shall identify all community associations and
homeowners associations which represent neighborhoods adjoining the development and have registered
with the Department of Planning and Zoning for notice of new Sketch Plan submissions. The
petitioner shall also make a good faith effort to identify other homeowners associations and community
associations for neighborhoods adjoining the proposed development. The petitioner shall send a notice
to the presidents of the associations by certified mail, using the most recent available address, The
notice shall include a brief description of the proposed Mixed Use Development and an invitation for
the association to meet with the petitioner’s representatives to discuss the project.

3. Submission Requirements

The Preliminary Development Plan and Criteria shall consist of a generalized plan of the
Mixed Use Development, as well as text and other drawings, giving the following information:

a.

The major existing built and environmental features of the site and its immediate
environs. Immediate environs shall mean all land within a distance of at least 500 feet
from the boundary of the development.

The major planning assumptions and objectives including the projected number of
households and number of jobs.

A generalized traffic analysis for the Mbced Use Development in relation to major road
improvements proposed in the General Plan, and a plan for the staged recordation of
subdivision plats for the Mixed Use Development in relation to the road improvements.

~ The approximate boundaries and approximate acreage of proposed residential,

employment, focal point, and major open space land use areas, and, if applicable, of
existing interim land uses which will continue after Preliminary Development Plan
approval, The initial Preliminary Development Plan for an MXD District shall include
a conceptual land-use master plan for the entire MXD District. This conceptual master
plan is not binding on other property owners, but is intended to provide both a probable
context for evaluating the initial petition and direction for future petitions. ‘

The general location of proposed retail centers.

The proposed circulation system, including the general location of proposed major

roads and points of access to existing roads, and any existing or proposed public transit

facilities.

A description of public facilities that will serve the proposed development, including

any major public facilities for which land may be provided within the Mixed Use

Development.

Preliminary Development Criteria that establish:

() The maximum allowed density for each residential Jand use area and the
maximum overall density of residential development based on the gross

acreage of the Mixed Use Development.

(2) The maximum allowed F.A.R. for each employment land use area and the
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maximum F.AR. for employment development based on the total net acreage
of employment areas..

3 Uses permitted within each land use area. The permitted uses for a specific
area of a Preliminary Development Plan may be designated as uses permitted
in a specific zoning district, as a list of itemized uses, as one specific use, or
any combination thereof.

4) Other requirements for the proposed development.

A vicinity map showing the context of the Mixed Use Development including existing
land uses, the off-site road network, parks, streams, and open space corridors.

Proposed ownership and respbnsibility for maintenance of open space areas.

If the site includes multiple parcels under different ownership, a long term management
plan for the development, including identification of the parties responsible for
implementing each phase of the Preliminary Development Plan and a description of the
legal agreernents which will enforce the management plan,

Evidence of compliance with Subsection D.2 above, and a report on any meetings held
by the petitioner with community associations or homeowners associations for the
surrounding neighborhoods. '

Subdivision Review Committee (S.R.C.) Review

The agencies comprising the S.R.C. shall review the Preliminary Development Plan and

Critedia and submit comments to the Department of Planning and Zoning. The Director of

Planning and Zoning may require the petitioner to submit additional information or analyses,
as necessary to allow a thorough evaluzation of the proposal, before scheduling a Planning
Board meeting,

Recommendation of Planning Board

The Planning Board shall hold a public meeting on the petition and make a recommendation -

to the Zoning Board, based on the "Criteria for Approval” given in Section 127.D.7 below.,

Decision by the Zoning Board

a.

The Zoning Board shall hold a public hearing on the petition and may approve, approve
with modifications or deny the Preliminary Development Plan and Criteria, stating the
reasons for its Decision. The Zoning Board’s Decision shall be based on the "Criteria
for Approval” given in Section 127.D.7 below.

If the Petition is approved:

M The Zoning Board may modify or apply additional requirements to the
Preliminary Development Plan or Preliminary Development Criteria, stating the
reasons for such action. The Board, in its discretion, may hold such additional
hearings on any modifications or additional requirements to the plan as it
deems appropriate.
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@ A reproducible copy of the Preliminary ‘Development Plan and Criteria,
including all text material, shall be provided by the Petitioner and certified as
approved by the Zoning Board. A verified copy of the same shall be
forwarded to the Department of Planning and Zoning and the Petitioner.

Criteria for Approval of Preliminary Development Plan

The Preliminary Development Plan and Criteria shall be approved if the Zoning Board
concludes that the plan and criteria, subject to any modifications required by the Board, will
satisfy all of the following criteria:

a.

The plan and criteria will foster ordcrly growth, integration of uses, and development
consistent with the purpeses of the MXD District.

The Mixed Use Development will be phased to conferm to the phasing of road
improvements specified in the General Plan (Chapter Eight: Phased Growth) that are
needed to serve the proposed development, including improvements to road links,
intersections and interchanges for both State and County roads.

The staging plan establishes the earliest reasonable time frame for development of the
focal point and recordation of subdivision plats for a proportionate mix of land uses in
accordance with Section 127.C.3.d.

The plan and criteria are censistent with all applicable environmental policies and
requirements.

The minimum area, proportions of uses and the density or intensity of development will
be consistent with the requirements of Section 127.C.

The relative proportions of residential, employment, and open space uses will be
appropriate to the area surrounding the MXD District.

If required, the development wilt include at least one integrated focal point of sufficient
size and variety of land uses to be a distinct focus for the community. A focal point
is required only for the first Preliminary Development Plan within an MXD District.

The location of land designated for retail centers is appropriate for retail and personal
service uses which will serve the local neighborhood or community,

The development will provide a mix of housing types.

When feasible, public transit facilitiess and routes will be integrated into the
development.

_ The intensity and scale of land use, as determined by proposed densities, F.AR. hzmts_ .
“and other requirements, will be appropriate in Telation to the environmental constraints

of the site and the character of existing and planned development in the vicinity of the
site.

The development will be compatible with existing and planned vicinal land uses. One

or more of the following methods may be used to ensure an appropriate relationship
between the Mixed Use Development and surrounding fand: )
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CHAPTERIV
LANDSCAPE REQUIREMENTS

GENERAL LANDSCAPE REQUIREMENTS

Section 16.124 of the Subdivision and Land Development Regulations requires
landscaping in the following situations:

¥ Perimeter planting between adjacent land uses;

L Perimeter planting along public roads;

= Internal and perimeter planting of _parking lots;

" Perimeter planting of loading areas; |

" iniérnél bianting for residentiai developments /of maobite homeé, single famil

attached units and apartments; and :
u Perimeter planting of stormwater management facilities.
E Street trees along new internal roads and existing County roads.

The primary requirements for landscaping stiputate the quantity of plant materials that shall
be provided to meet the requirements of the reguiations. However, optional landscape
treatments may be substituted in full or in part for the required planting. Optional
treatments include preservation of existing forests and trees, use of berms or other land
forms, and the installation of fences and walls.

The major focus of the regulations is on perimeter landscaping. This type of landscaping,
required around the perimeter of & new development, is based on the type of land use
proposed and the compatibility of the proposed land use with adjacent land uses. Table
1 identifies. the range of perimeter landscape treatments, from buffer to screen, by letter
designation. Buffering is the use of landscape materials to lessen the visual impact of a
use, or to visually or physically separate uses, while not necessarily shielding a structure
or use from view. Screening is the use of landscape materials to substantially shield a
structure or use from view. '

The planting requirements for each landscape type call for planting a specific minimum
number of shade trees, evergreen trees and/or shrubs. Plant material requirements are
based on linear feet of property line. Calculations of required plant quantities are to be
rounded to the nearest whole number.
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TABLE 1
PERIMETER LANDSCAPE TYPES - BASED ON ADJACENT LAND USE

A Light Buffer 1:60 0 0
B Moderate Buffer 1:50 1:40 0
C Heavy Buffer 1:40 1:20 0
D Screen 1:60 1:10 0
E Buifer - Parking 1:40 0 1:4
Adjacent to
Roadway

When the property line is crossed by a right-of-way, use-in-common access area or non-
residential driveway, the width of these areas shall not be computed as part of the total
linear footage of the required edge. No more than 15% of the required strip shall be
covered with an impervious surface for pedestrian circulation or use.

All landscape types (perimeter and internal) require planting of shade or canopy trees. In
many categories evergreen trees are also required. Shrub planting is required only for -
buifering of parking from adjacent roadways. Except as otherwise noted in this manual,
the following plant substitutions may be allowed in lieu of the requirements listed in Table
I, provided the substitutions meet the intent of the regulations:

2 small deciduous trees may be substituted for 1 shade tree

2 evergreen trees may be substituted for 1 shade tree

10 shrubs may be substituied for 1 shade tree or evergreen tree
Examples of landscape edge calculations and illustrations of planting schemes that fulfill
the requirements cof the regutations are provided throughout this chapter,

DESIGN GUIDELINES

Plant materials should be chosen and located to achieve the desired landscape characier
of the edge type. The landscaped edge treatment may be formal or informal; naturalistic
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or érchitectural_ depending on the character desired by the project designer. Guidelines
for spacing of plants to achieve an effective screen or buffer is as follows:

Planting reguirements listed in Table 1 are pot spacing requirements; they
are the means to calculate the quantities required.

Plant materials may be clustered in groups or planted in rows.
To create an effective dense screen, evergreen trees should be 10-15 feet
on center. Trees should be clustered in locations that are the most eifective

in screening undesirable views.

Shade trees create a light buffer, open at ground level but with cancpies that
may eventually touch, if clustered at a spacing of 25 feet on center.

~ Clusters of flowering trees are generally an effective buffer when planted 15-

20 feet on center.

The sizes of plants to achieve an acceptable screen or buffer are noted in Appendix D and

as follows:

Shade trees should be a minimum of 212" caliper unless otherwise noted in
Appendix D.

Small deciduous trees shouid be in the size range listed in Appendix D and
must be at least 8-10 feet tall. ‘

Evergreen trees must be 6-8 feet tall, except for less commoniy available or
more expensive species as noted in Appendix D.

Shrub planting in a Type E landscape buffer for a parking lot adjacent to a
right-of-way must be a minimum of 24-30 inches tall at installation.

Shrub planting to supplement a land use perimeter buffer must be a
minimum of 24-30 inches tall for evergreen materials and 30-36 inches tall
for deciduous materials unless otherwise noted in Appendix D.

F{equi‘red planting in any landscaped edge may be transferred to anotner landscaped edge
or to ancther area elsewhere within the project boundary, if such transfer meets the intent
of the regulations as approved by the Department of Planning and Zoning.
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FOREST CONSERVATION AND LANDSCAPE REQUIREMENTS

Reforestation and afforestation may not be credited towards landscaping requirements
uniess such plantings meet both the 2 to 2 1/2" caliper size, location criteria and surety
requirements for landscaping described in this manual.

The forest conservation program allows that certain forms of landscaping (planting of
canopy trees, understory trees, shrubs and groundcover other than grass) may be used
to meet the reforestation or afforestation requirements of the forest conservation plan upoen

approval of the Department of Planning and Zoning. Although such landscaping may be

credited for 100% of the landscape ordinance obligations, the amount of the landscaped
area to be credited for forest conservation obligations is limited to no more than 20% of
those requirements. Landscaping for forest conservation program credit must be done in
conformance with the standards for such landscaping cited in the Howard County Forest
Conservation Manual. Forest conservation program landscaping must be included in the
required construction and post-construction protection and management agreements of
the Forest Conservation plan and must be in open space or in areas protected by binding,
long term protective agreements under the same terms that apply to other reforestation or
afforestation areas as described in Section 16.1204(d).

TREE PRESERVATION AND LANDSCAPE REQUIREMENTS

Existing trees which do not meet the definition of a forest for the purpose of the forest
conservation program may be used to fulfill landscaping requirements if such trees are in
a healthy growing condition and if the trees are of an appropriate size and type.
Subdivision and site development plans should make all feasible attempis to accommodate
existing trees. Relocation of existing trees within the site is also encouraged and ail

. .available measures should be taken to ensure the life and good health of the tree.

[n determining which trees shall be preserved during the develepment process,
consideration shall be given to preserving those which exhibit the following characteristics:

H Are significant specimen'trees of € inch caliper or larger;

u Are part of small groves or clusters of trees or hedgerows that do not qualify
as a forest stand (10,000 square foot minimum);

" Can tolerate environmental changes or stresses that may be caused by

development (ie: increased sunlight, heat, wind and alteration of water
regime);
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B Have strong branching and rooting patterns, are in a healthy, vigorous
growing condition, are disease and insect resistant; and

L Are located in required buffer areas.

The area below the dripline of an existing tree to be saved should remain undisturbed
either by cutting or filling in the development process. No impervious material should be
placed under the dripline and a tree protéction fence will be required to be installed around
the trees at the limit of disturbance. Specific guidelines for tree protection during the
construction process can be found in the Forest Conservation Manual. Tree protection
symbols, notes and details must be shown on the sediment and erosion control plan.

Should any tree designated for preservation, for which landscaping credit is given, die prior to
release of bonds, the owner will be required to replace the tree with the equivalent species or
with a tree which will obtain the same height, spread and growth characteristics. The
replacement tree must be a minimum of 3 inches in caliper and installed as required in the
Landscape Manual.

PERIMETER LANDSCAPED EDGES

Perimeter landscaped edges are required along the outside boundary of a property. The
regulations do not require landscaped edges, buftering, or screening between internal lots or
parcels within the same development. For cluster subdivisions in the Rural Conservation and
Rural Residential districts, the perimster landscaped edge shall be located at the perimeter of
the cluster subdivision, not at the perimeter of the entire parcel. It is not intended that the
preservation parce! be buffered or screened from adjacent properties.

Landscaped edges for buffering or screening and their required treatment are based on land
use. The type and character of a required buffer or screen is determined by the degree of

compatibility between the site uses and adjacent land uses. For example, two fairly compatible "~

residential land uses would only need a light buffer whereas a commercial use adjacent to a
residential community should be more heavily screened. |

Where possible, the landscaped edge should be planted within the required setbacks
established by the County Zoning Regulations. Inany event, a landscape edge of at least 20
feet wide in width is required, except in districts where zoning setbacks permit parking or
principal structures in closer proximily to property lines. In such instances, the Department oi
Planning and Zoning may approve a narrower landscaped edge, a fence, hedge or wall, or
‘relocation of landscaping elsewhere on site. Bulldings, parking, loading areas, stormwater
management facilities, utility easements, storm drainage channels, play areas, drive aisles,
parking spaces and similar uses may not be located in landscaped edges. Necessary
pedestrian circulation, utility easements and access driveways may Cross the landscape edges
perpendicularly. Upon approval of the Department of Planning and Zoning and the Department
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of Public Works, necessary utility or other easements may overiap with up to 25% of the
required edge, provided that the required landscaping may be placed in the reduced area.

The landscape edges required along public and private roads, based on land use, are shown
in Table 2. The landscape edges required between adjacent properties, based on land use
and zoning, are shown in Table 3. Required planting for the landscaped edge types identified
in Tables 2 and 3 can be found in Table 1.

Figure 1 illustrates the method of calculating landscape obligations for various residential
landscaped edges. Sample calculations for perimeter landscaped edges for non-residential
properties as shown in Figure 2. Figure 3 and Figure 4 depict examples of various landscape
treatments that comply with the requirements for landscape edge types A, B, C, D and E.

TABLE 2 -
LLANDSCAPED EDGES ADJACENT TO ROADWAYS

Single Family Detached Front : : None
_ Side/Rear B

Single Family Attached & Front None
Mobile Homes Side/Rear C
Apartments All Sides B
Non-Residential Front/Side B
Rear C
Rear - If Loading D
Parking NA E
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TABLE 3 ‘
LANDSCAPE EDGES ADJACENT TO PERIMETER PROPERTIES

e A ——

Single Family Detached All Uses

All Other Uses

Loading ' Residential
Ali Other Uses

A

Single Family Attached, SKFD C
Mobile Homes & SFA & Mobile Homes B
Apariments All Other Uses A
Non-Residential Residential C
A

D

C

*

Residential open space and unbuilt areas of a non-residential development are
considered to have the same land-use as the principal use.
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FIGURE 1
'RESIDENTIAL PERIMETER LANDSCAPED EDGE CALCULATIONS

Perimeter 1 -
SFD Front to Road - 400LF _NA i
Parimetar 2
SFD Side/Rear to Road - 520LF B
1 Shade Tree/5C LF 10 v
1 Evergresn Tree/d0 LF 13 P
Perimeter 3 ] : |
SFD to SFA - 250LF A
1 Shads Tree/80 LF 4 C
SFD to SFA - 200LF A :
Exlsting Trees to Remain : o
Perimster 4 )
SFD to SFD - 150LF A
Existing Trees to Bemain
Perimeter §
SFD to Road - 50LF A
Existing Trees to Remain
SFD Slde to Road - 320 LF B
- 1 Shade Tree/80 LF &
BOAD 1 Evergreen Tree/40 LF 8

. \n . TOTAL PLANTING OBLIGATION
@ Shade Trees 20

Evergreen Trees 21

250 200"

ROAD

N

@ APTS Perimeter 1
. ’ APTS to Road - 400LF B
T 1 Shade Tree/50 LF 2]
450 @ : 1 Evergreen Tree/40 LF 10
) 2o Perimeter 2 '
o 5FA AFTS and SFA to SFD - 520LF c
1 Shade Trea/d40 LF 13
1 BEvergreen Tree/20 LF 26
Perimeter 3
SFA to APTS - 450LF A
1 Shade Tree/60 LF 8
Perimeter 4 }
SFA 1o SFA - 150LF B
Existing Trees to Remain '
Perimeter 5
SFA Rear to Road - 150LF c
Existing Trees to Remain
Parking to Road - 120LF E
1 Shade Tree/d0 LF 3
1 8hrub/4 LF 30
APTS to Road - 150LF B
1 Shade Trea/50 LF 3
1 Evergreen Tree/40 LF 4

-/
@ W TOTAL PLANTING OBLIGATION

Shade Trees © 35
Evergreen Trees 40
Shrubs 30

240

SFD

280’

ROAD
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FIGURE 2

NON-RESIDENTIAL LANDSCAPED EDGES

SFA

EDGE

PERIMETER TYPE
Perimeter 1
Parking to Road - 200LF E

1 Shade Tree/0 LF 5

1 Shrub/4 LF 50
Non-Res. Sida to Road - 150LF B

1 Shade Tree/s50 LF 8

1 Evergrean Tres/40 LF 4
Perimetar 2
Loading {o Non-Res. - 520LF c

1 Shade Trea/40 LF 13

1 Evargreen Tree/20 LF 26
Perimelor 3
Non-Res.&Loading to Res4580LF D

® 's:.’
£l 3
o=
=1
KON 3 -
RESIDENTIAL
) 150 £T
o g
. FROAD
MON ‘RESIDENTIAL
i
APTS

620 FT

200 FT

N

21

1 Shade Tree/s0 LF 8
1 Evergreen Tree/10 LF 45
Perimeoter 4
Nen-Hes. to Res. - 150LF c*
1 Shada Treefd0 LF 4
1 Evergreen Tree/20 LF 8
Perimeter 5
Non-Res. to Read - 70 LF B*
1 Shade Tree/50 LF 1
1 Evergreen Tree/40 LF 2
Parking to Road - 350LF E
1 Shade Trea/40 LF g
1 Shrub/4 LF 88
TOTAL PLANTING OBLIGATION
Shade Trees 43
Evergreen Trees 85
Shrubs 138

{*Non-Res. buffer exceeds SWM buffer,
therefore strictar requirement applias)

Perimeter 1

Non-Res. to Road - 200LF B
1 Shade Trea/50 LF 4
1 Evergreen Tree/40LF 5

Parking to Road - 18CLF - E
1 Shade Tree/d40 LF 5
1 Shrub/4 LF 45

Perimeter 2

Non-Res. to Res. - 520LF C
1 Shade Trea/d0 LF 13
1 Evergreen Tree/20 LF 26

Perimeter 3

Non-Res. to Non-Res, - 450LF c
1 Shade Tree/40 LF 11
1 Evergreen Tree/20 LF 23

Perimeter 4

Nori-Res. to Non-Res. - 150LF A
Existing Trees to Remain

Perimeter &5

Non-Res. tc Road - 180LF B
Existng Trees to Remain

Non-Res. to Road - 240LF B
1 Shade Tree/50 LF 5

{ Evergreen Tree/40 LF 8
TOTAL PLANTING OBLIGATION

Shade Trees 38
Evergreen Trees 60

Shrubs _ 45




FIGURE 3

EXAMPLES OF LANDSCAPED EDGE TYPES

O000000QO00OO0
CO O CD

GO 0 Qo O

OPo G0 & O

N

EXISTING WOODS
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TYPE A BUFFER - 800 linear Feat
1 Shade Tres/60 Linear Feat 10

A. {0 Shade Trees

B. 10 8hade Trees

A. 10 Shade Trees

B. 6 Shade Trees
8 Cther Traes (2/1 Shade Tree = 4)
& Evergresn Trees
3 Small Deciducus Trees

A. 20 Evergreen Trees
(2/1 Shade Tree = 10}

B. 0 New Tress Provided
Existing Woods Praserved

TYPE B BUFFER - 600 linear Feet

1 Shade Tree/s0 Linsar Fest 12
1 Evergreen Tree/40 Linear Feet 15

A. 12 Shade Trees
15 Evergreen Trees

B. 12 8hads Trees
15 Evergreen Trees

A. 7 Shade Trees
© 10 Gther Trees {(2/1 Shade Tree = 5)
4 Small Deciducus Trees
& Evergreen Trees
15 Evergreen Trees
B. 24 OtherTrees (2/1 Shade Tree = 12}
18 8mall Deciduaus Trees
8 Evargresn Trees
15 Evergreen Trees

TYFE C BUFFER - 800 Linear Feet

1 Shade Tree/4Q Linear Feet 15
1 Evergreen Tree/20 Linear Fest 3¢

A. 15 Shade Trees
30 Evergreen Treas

B. 10 Shade Trees o
50 Shrubs (10/1 Shade Tree = 5}
30 Evergreen Trees



FIGURE 4

EXAMPLES OF LANDSCAPED EDGE TYPES

i'*ﬂrmw‘vn\r‘wnﬂavnuinv‘v’n‘n\ri-
P01V ¥ 1@ W& W iIWIWIS 191V IWI@

PARKING MIN, 3 FT. BELOW ROAD

da. A " _.-“c,? — _-"A‘_, Y = ‘,‘:"-.-‘
AP EBYTIG R =) B AW S
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TYPE C BUFFER - 60C Linear Feet

A, 9 Shade Trees
12 Other Trees (2/1 Shade Tree = 6)
8 Small Deciduous Trees
4 Evergresn Trees
15 Evergreen Trees
B, Berm-30% Credit{or Required Trees
11 Shade Trees (70% of 15)
21 Evergreen Trees {70% of 30)

TYPE D BUFFER - 400 Linear Feet
1 Shade\Tree/s0 Linear Feat 7
1 Evergreen Tree/10 Linsar Fest 40
A, 7 Shade Trees

40 Evergreen Trees
B. Solid Wall or Fence-50% Cradit

4 Shade Trees (50% of 7)
20 Evergresn Trees (50% of 40}

A, 4 Shade Trees
8 Flowering Trees
{2/1 Shade Tree = 3)
40 Evergreen Trees
B. Existing Trees to Remain
No Shade Trees Required
50% Credit for Required Evergreen
Trees
20 Evergreen Trees Providad

TYPE E BUFFER - 800 Linear Feet

1 Shade Tree/d40 Linsar Feet 15
1 Shrub/4 Linear Feet 150
A. 15 Shade Trees

180 Shrubs

B. 11 Shade Trees
B Smali Deciduous Trees
(2/1 Shade Tree = 4)
150 Shrubs

A.  Berm - No Shrubs Reguired
15 Shade Trees
B. Solid Wall or Fencs
11 Shada Trees Required (1/60LF)
0 Shrubs Regulred
8 Shade Trees Provided
20 Shrubs (10/1 Shade Tree = 3)

A. & Shade Trees
18 Evergreen Trees
{2/1 Shade Tres = 9)
63 Shrubs
350 Linear Feet Berm - No Shrubs
250 Unear Feet Shrubs 1/4LF
B. 30 Cther Trees (2/1 Shade Tree =15}
9 Smali Deciduous Trees
21 Evergreen Trees




Optional Treatments

A variety of landscape freatments other than the planting stipulated in Table 1 may satisfy
landscaping requirements. Optional treatments that may satisfy the landscape requirements

include:

Preserving Existing Vegetation

Up to 100% of the planting requirement may be met by preserving existing
vegetation. A minimum buffer width of 20 feet of existing vegetation must be
preserved in single family detached developments and business districts; 25
feet in single family attached, or apartiments developments; and 30 feet in all
other non-residential districts. For preservation areas of lesser widths, a tree
preservation plan showing the location of trees within the preserved area must
be provided. In any case, the Department of Planning and Zoning may require
the applicant to provide supplemental planting if existing vegetation cannot
provide adequate screening or buffering.

Providing a Berm or Grade Change

A berm that is a minimum of 3 feet high, or a change in grade that causes a
parking lot to be Jocated lower than the adjacent roadway by 3 feet or more,
may be substituted for shrub planting in a Type E landscape bufier. Berms
may be substituted for evergreen trees or shrubs in meeting other perimeter
landscaping requirements. [n general, berms that buffer new development
from an adjacent roadway should be a minimum of 3 fest high if the front or
side of the structure(s) abut the roadway, and a minimum of 6 feet high if the
rear of the structure or a loading area abuts the roadway. Berms between
similar uses (i.e. residential to residential or non-residential to non-residential)
should be a minimum of 3 feet high. Non-residential uses adjacent {0
residential properties should provide berms that are a minimum of & feet high
to obtain a credit towards provision of required plant materials. In no instances
will berms be substituted for required shade iree plantings.

Erecting a Fence, Hedge or Wall

Landscaped edges may be reduced to a width of 10 {feet if a masonry wall,
hedge, orsolid fence is provided. Walls, hedges and fences may be credited
towards meeting 100% of the required landscape planting; however the
Department of Planning and Zoning may require at least 1 tree per 60 linear
feet of wall or one shrub or vine per 10 linear feet of wall or fences if the fence
or wall does not have architectural articulation. Where walis ¢r fences abut a
public or private road righi-of-way, the planting should be on the street side of
the wall.
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" A masonry wall or solid fence at least 5 feet high must be provided between
adjacent land uses or where rears of residential buildings or loading areas abut
roadways. A wall or fence at least 3-1/2 feet high is needed where parking lots
abut roadways or where the fronts or sides of buildings abut roadways. inthe
latter case a solid or semi-transparent fence or wall may be approved.

The requirements for buffering of parking areas are intended to reduce the visual impact of
automobiles and large expanses of paving from adjacent roadways and from abutting
properiies.

For parking lots adjacent to roadways, a Type E landscaped buffer is required. This
combination of low shrubs and canopy trees generally provides for some visual penetration
of a site while partially screening car parked immediately adjacent to the roadway. The goal
of creating a buffer at the edge of a roadway that is & minimum butfer of 3 feet high can be
accomplished with shrubs, a change in grade, a berm, a fence or a wall.

In most commercial areas, the desire 1o identify buildings from the roadway requires that eye
level sight lines be preserved. Thus, the use of evergreen trees or smali deciduous trees with
low canopies may not be desirable. However, when commercial parking lots abut residential
land uses, required planting should be clustered in the areas where it is most needed to buifer
or screen objectionable views. In such instances, it may be appropriate to substitute
evergreen trees, small deciducus trees or shrubs for the required parimeter shade trees.

In residential areas, the preservation of existing vegetation as a buffer between parking areas
and roadways or other perimeter land uses is strongly recommended. Substitution of
evergreen trees or small deciduous trees for required shade trees may be appropriate to
buffer residential communities from surrounding roadways. When residential parking fots abut
other residential properties, clustering of evergreen trees or use of dense mixed plantings
between the parking areas and the property perimeter is recommended.

Loading and service areas include dumpster and compactor areas as welt as truck loading
facilities such as dock areas, drive-in loading bays and at grade service entrances to
structures. For all loading and service areas adjacent to roadways or residential properties,
a landscaped edge with a Type D screen shall be provided between the loading or service
area and any public or private road, residential structure or lot. For loading area adjacent to
perimeter boundaries other than those specified above, a Type C landscaped edge shall be
provided. As mentioned previously, landscaping of perimeter boundaries is not required for
adjacent parcels within the same property.

Perimeter landscaping of parking Iots and loading areas for special exception uses may

exceed those specified in the landscaping regulation if required by the decision and order
issued by the Board of Appeals.
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PARKING LOT INTERNAL LANDSCAPING

All parking lots must provide permanently landscapad areas consisting of planted istands,
peninsulas, or medians within the interior of the lof. Landscaped areas should divide lots inio
groups of parking spaces to relieve the monotony of large expanses of pavmg and contribute
to efficient and safe circulation of traffic in the parking areas.

Expansion of an existing parking iot or loading area that increases the area or number of
spaces by 50% or more shall be required to provide landscaping for the entire parking lot or
loading area in accordance with these regulations. Expansions of less than 50% shall be
required to provide landscaping for the additional development only.

Required screening along the perimeter of any parking lot cannot be credited as part of the
interior landscaping requirements. Moreover, where a parking lot abuts buildings on the site,
plantings adjacent to those buildings shall not be considered as part of the interior
landscaping requirements.

Landscaped islands shall be minimum of 12 feet in width (face of curb to face of curb) and
completely curbed or otherwise protected. The minimum size of an internal landscaped area
shall be 200 square feet. Walkways will be permitted within the landscaped island, but cannot
be counied as part of the minimum width or minimum size.

The primary trees to be used in parking lots shall be large shade trees. Small deciduous
trees or evergreen trees may be used if it can be demonstrated that they will not inhibit
visibility and safe circulation of pedestrians and vehicles. When allowed, small deciducus
frees and evergreen trees must be substituted for shade trees at a 2:1 ratio.

Internal parking lot landscaping shall be shown on the site development plan.
Residential Parking Lots

Parking lots for single family attached and apartment dwelling units shall have 1 landscaped
island per 10 parking spaces and 1 shade tree per 10 parking spaces. This requirement does
not necessarily mean that an island with a shade tree must occur every 10 spaces; the
requirement is a means of calculating planting requirements. Grouping of parking spaces
should generally not exceed 12 in a row for residential land uses. Landscaped areas in
residential parking lots may be internal islands and peninsulas, perimeter corner green areas
formed where two rows of parking spaces abut or peninsula areas formed where parking
areas and access roads or enfrance driveways abut. Trees provided to meet internal planting
requirements may be located in internal landscaped areas, perimeter corner areas or
entrance area peninsulas. Figure 5shows how to compute requirements for internal islands
and trees for residential parking lots and depicts parking lot planting plans that satisfy the
regulations.
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| FIGURE 5
RESIDENTIAL PARKING LOT INTERNAL PLANTING
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EXAMPLE 1

Numbar of Parking Spaces
Islands Required
1/9 Spaces
lslands Provided
Shade Trees Requirad
1/9 Spaces
Shade Trees Provided

EXAMPLE 2

Number of Parking Spaces
Islands Required
1/2 Spaces
Istands Provided
200 Sq. Fi/lsland
Shade Trees Required
1/9 Spaces
Shade Trees Provided

EXAMPLE 3

Number of Parking Spaces
Islands Required
1/9 Spaces
lslands Provided
200 Sq. Ft/Island
Shade Trees Required
1/9 Spaces
Treas Provided
Shade Trees (50% raguired)
Evergreen Trees (2/1 Shade = 4)

PUBLIC ROAD
No Parking Spaces Along Road
Strest Trees Required
Small Deciducus Trees
30 Feat Apart

96
11

20

11

1

.10




As described in Chapter V, Street Trees, internal parking lot landscaping provided in single family
attached developments will satisfy the street free obligations for internal public rights-of-way. In such
cases, plantings within the public right-of-way need not be shown on the road construction drawings,
but must be included on the site development plan.

Non-Residential Ea[g'mg Lots

Parking lots for office, industrial, retail, institutional and related commercial use shall have 1
landscaped island per 20 parking spaces and 1 shade tree per 20 parking spaces. This requirement
is a means of calculating planting obligations. Grouping of parking spaces should generally not
exceed 24 in a row for commercial and institutional lands uses but may be permitted at up to 30 in
a row for large regional shopping centers and malls. In large parking lots, the creation of large
islands that permit the planting of groups or rows of trees is encouraged.

Landscaped areas may be internal islands and peninsulas. For non-residential parking lots,
perimeter green areas fermed where two rows of parking spaces abut or where parking areas and
access roads or driveways abut may not be counted as internal islands. Trees provided to meet
internal planting requirements must be located in internal landscaped areas. Figure 6 shows how
to compute requirements for internal islands and frees for non-residential parking lots. 1t also depicts
parking lot planting plans that satisfy the intent of the regulations.

RESIDENTIAL DEVELOPMENT INTERNAL LANDSCAPING
Internal landscaping is required within all new single family attached, mobile home, and apartment
developments. Expansion to existing development that increases the number of single family
aftached units or apariments by 50% or more shall be required to provide landscaping for the entire
site in accordance with these regulations. Expansion of less than 50% of the number of existing units
shalif be required to provide landscaping for the additional development only.

ingle Famil

The following requirements apply for single family attached projects in any district or for mobile home
. projects:

E 1 shade tree per unit.

H Small deciduous or evergreen trees may be substituted for shade trees at a 2:1 ratio up
to a maximum of 50% of the required shade trees.

L 8 Trees may be placed on residential lots, in open space lots or at other on-site focations that
meet the intent of the regulations.

L Landscape planting requirements shall be shown on the site development plan.

B A minimum 15 foot wide landscaped area shall be provided between common parking
areas and any adjacent residential structure.
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FIGURE 6

NON-RESIDENTIAL PARKING LOT INTERNAL LANDSCAPING
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EXANPLE 1

Nurnber of Parking Spaces

internal Islands Required
1/20 Spaces

Intemal Istands Provided

Shade Trees Requirad
1/20 Spaces

Shade Trees Provided

EXAMPLE 2

Number of Parking Spaces
Internal Istands Required
1/20 Spaces
internal Istands Provided
200 Sq. Ft/island
Shade Traes Required
1/20 Spaces
Trees Provided
Shade Trees
Evergreen Tress (2/1 Shade = §)

EXAMPLE 3

Number of Parking Spaces

Internal islands Reguired
1/20 Spaces

internal Islands Provided
200 Sq. Ft./lsland

Shade Trees Required
1/20 Spaces

Shade Trees Provided

324
18

21
16

18

216
1

28

11

352

29
18

18




- Apariments

The following requirements apply for apartments projects in any district:
| A minimum of 1 shade tree per 3 units shall be provided.

E Small deciduous trees or evergreen irees may be substituted at a 2:1 ratio for up to
50% of the required shade trees. :

B A minimum 15 foot wide !andscaped area shall be provided between common pérking
areas and any adjacent residential structure.

Figure 7 exhibits calculations for and internal landscaping of a residential development with
townhomes and apartment units.

STORMWATER MANAGEMENT AREA LANdSCAPING

Landscaping of new or expanded stormwater mahagement areas is required in all zoning
districts excluding M-t and M-2 parcels where stormwater management areas are not adjacent
to residential zoning or a public road.

For stormwater management facilities that have an internal location within the development, a
landscaped edge shall be provided between the stormwater management area (wet, dry or
extended detention) and any adjacent structure or lot. Perimeter length is calculated along the
lot or easement boundary. The landscaped edge shall contain a Type B buffer. For stormwater
management facilities adjacent to roadways or perimeter properties, a2 Type B buffer is reguired
unless a Type C buffer is required in Tables 2 or 3.

Planting within the landscaped edge may not encroach on maintenance access to the facility as - -
required by the Department of Public Works. Planting will not be allowed on any stormwater
management facility dam/berm or in any other location that could threaten the structural integrity
of the facility. This restriction does not supersede perimeter landscaping requirements.
Stormwater management facilities must be lecated 1o avoid conilict with perimeter plantings. i
this conflict cannot be avoided, the required stormwater management perimeter planting shail
be relocated elsewhere on site as approved by the Depariment of Planning and Zoning. Figure
Sillustrates the method of calculating landscape obligations for internal stormwater management

~areas and identifies the general location of the landscaped edge. An example of a stormwater

management area pianting that fulfilis the requirements of the regulations is shown in Figure 8.
Depending on the type of stormwater management facility, landscaping within the facifity may
be substituted for perimeter landscaping if the Department of Planning and Zoning determines
this provides a more atiractive design and steep slopes do not necessitate a physical buffer
along the perimeter. |
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FIGURE 7

RESIDENTIAL INTERNAL LANDSCAPING

WOOCED
WETLAND

HD‘D
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SINGLE FAMILY ATTACHED
Number of Units
Shade Treas Required
1/3 Units
Trees Provided
Shade Trees
Evargreen Trees
{1/2 Shads Tress = 11)

intarnal Landscaping Provided
In 15' Wide Landscapad Area
Between Parking and Building
Betwesn Buildings
in Rear Yards
Screening Rear Yards

APARTMENTS

Number of Units

Shade Trees Regulred
1/3 Units

Treas Provided
Shade Trees
Small Deciduous Trees
(1/2 Shade Trees =7)

Intemnal Landscaping Provided
Along Entrancs Road
In 15' Wide Landscaped Arga
Between Parking and Building
Between Buildings
Behind Buildings

RE

33
22

70

23

18
14




FIGURE 8
STORMWATER MANAGEMENT AREA PERIMETER CALCULATIONS

SFD PERIMETER LANDSCAPING
REQUIRED
200 1 Perimeter Length BOQLF*
Existing Woods 200LF
E_X!STING- Buffer Length E00LF
TREES Buffer Type B
[~ Trees Required
S 1 Shade/50LF 12
1 Evergreen/40LF 15
LA (* SWN perimeter area includes
required 20 foot setback area)
FIGURE 9

STORMWATER MANAGEMENT AREA LANDSCAPING

SFD " PEAIMETER LANDSCAPING
PROVIDED
. Shade Trees 10
EXISTING Evergreen Trees 4
- TREES ’ {2/1 Shade Tree = 2)
Evergreen Trees 15
SWM —=
AREA

olo|o| o

_/\KDDDBD =
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Small deciduous trees or evergreen trees may be substituted for shade trees at a 2:1 ratio
for a maximum of 50% of the required shade trees. Shrubs may be substituted for shade
trees at a ratio of 10:1 for.a maximum of 25% of the required shade trees.

Existing vegetation to remain or perimeter planting provided to meet other landscaping
- requirements may be credited towards fulfilling up to 100% of the requirement for
landscaping of stormwater management areas.

It is recommended that planting around stormwater management areas be native

vegetation. Plants that are associated with stream, pond or wetland habitat provide an

attractive character for such faciiities but should be used only if suited to site conditions.

But, in any case, the plant material selected should be appropriate to the specific
environmental conditions created. Plant materials may be selected to provide screening

of potentially objectionable views (from residential properties), to provide barriers {o

potentially undesirable relationships (to pedestrian circulation) or to enhance an amenity

foature. In the first case, evergreen trees may be preferred; in the second case, dense

shrubbery might be provided; in the latter case, plants with omamental characteristics

would be preferred. - ' :

Planting within stormwater management basins is also recommended. Properly done,
such planting can reduce maintenance, enhance wildlife habitat values, encourage the
creation of wetland environments and improve the appearance of such facilities. The
County's Stormwater Managemeant Committee suggests the following:

L Dams and spillway planting be limited to grass, crown vetch or similar
materials;
= Bottoms be planted with emergent wetland vegetation if sufficient hydrology

is expscted (unless specifically approved by all relevant agencies, such
planting will not be credited towards wetland mitigation); ‘

" The sides be planted with crown vetch or similar groundcover if slopes are
too steep to mow; and

B Upper slopes be planted with shrubs, groundcover and/or perennials as long
as access is maintained and leaves will not clog outfall pipes.

White such planting is not required, it should be considered. Planting of basins, if
_ authorized by the Department of Planning and Zoning and the Department of Public.
Works, may be approved to meet the obligations for stormwater management area
landscaping by utilizing the alternative compliance provisions of the regulations described
in Chapter V.
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CHAPTERYV
STREET TREES

STREET TREES AND OTHER LANDSCAPING REQUIREMENTS

Street trees are required by the Subdivision and Land Development Regulations. Street tree
requirements must be met in addition to the requirements for perimeter and internal landscaping
required in Section 16.124. Street tree obligations and other landscape obligations must always
be computed separately.

Strest trees should preferrably be located in the road right-of-way either adjacent to the road
pavement or within a tandscaped median. However, if utilities cannot be configured to provide
sufficient space for street tree planting within the right-of-way, the Deparniment of Pianning and
Zoning may approve location in a street tree maintenance easement adjacent to the right-of-way.
Trees required to satisfy perimeter landscaping requirements may be planted within the public right-
of way if approved by the Department of Planning and Zoning and the Department of Public Works.
Street trees planted adjacent to the right-of-way may be clustered with existing trees or proposed
perimeter landscaping to provide a more effective buffer or screen to satisfy the intent of the
ordinance. This option must also be approved by the Department of Public Works and the
Department of Planning and Zoning.

In single family attached or apartment developments where internal roads are designed as part of
the parking lots, internal parking lot landscaping provided in accordance with the requirements of
Section 16.124 and Chapter IV of the Landscape Manual shall satisly street tree obligations.
Internal parking lot landscaping wili be allowed to fulfiil sireet tree requirements only for those
segments of the roadway that are lined with parking spaces perpendicular to the roadway (see

Figure 5, Example 3).

GENERAL REQUIREMENTS

Roadway alignments should seek to preserve existing forests, stands of mature irees and
specimen trees on all development sites. Furthermore, the preservation of vegetation adjacent
public rights-of-way is encouraged. The Forest Conservation Manual, arborists and tree
specialists, and/or texts listed in Appendix F, Bibliography, should be consulted for methods of tree
preservation. Credit for up to 100% of the street tree planting requirement may be granted for
preservation of existing trees immediately adjacent fo the right-of-way.

Street trees of at least 2-1/2 inch caliper must be provided for public and private rights-of-way in
alt districts. Spacing for required strest trees shall be as follows:

B Small trees shall be planted a maximum of 30 feet apart.
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| Madium or large trees shall be planted a maximum of 40 feet apart.

If the number of street trees provided in a subdivision or development meets the intent of the
minimum spacing requirements (i.e., approximately 1 tree per 30 or 1 tree per 40 feet), the
Department of Public Works and the Departmeant of Planning and Zoning may approve clustering
of street treas. Clustering of street trees could result in the location of trees within the right of way
and in street tree maintenance easements adjacent to the right-of-way. Spacing of trees in clusters
could result in the spacing of small trees at 15-20 feet apart and the spacing of medium or large
trees at 25-30 feet apart. In such cases, gaps between clusters could be double the minimum
spacing required above. Figure 10 depicts formal, regular layout of street trees and informal
clustering of street trees.

For recommended tree species that are acceptable for adaptability and survivability in Howard
County, see Appendix B. Alternates to these species may be proposed by a registered landscape
architect or professional horticulturafist subject to approva! by the Department of Public Works and
the Department of Planning and Zoning.

All street trees and plant materials installed in a public right-of-way must conform to the "AAN
STANDARDS FOR NURSERY STOCK?" latest edition, and be installed in accordance with
Department of Public Works standards and specifications.

STREET TREE LOCATION REQUIREMENTS

Figure 11 illustrates alternatives for layout of street trees. The following standards shall govern the
placement of street trees in public rights-of-way:

= When the distance between the curb and sidewalk is 6 feet or greater, trees shall
be located within the right-of-way and shall be centered between the curb and the
sidewalk.

= When the distance between the curb and the sidewalk is less than 6 feet, and |

where trees are planted closer than 3 feet to the sidewalk, a biologic roct inhibitor
barrier or physical container barrier shall be required.

Xk When the distance between the curb and the sidewalk is less than 6 feet, trees
may be planted 3 feet from the sidewalk in the direction away from the road. A 10
foot wide tree maintenance easement shall be requ1red it the right-of-way is

limited.
B Trees shall be planted 6 feet behind the curb when there are no sidewalks,
B Trees shall be placed a minimum of 30 feet from all signs and intersections when

planted between sidewalk and curb, and be located with consideration of
underground wtilities and structures. Street trees may not be planted within 5 feet
of a drain inlet structure, 5 feet of an open space access strip, or 10 feet of a
- driveway. :
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FIGURE 10
STREET TREE PLANTING

E FORMAL STREETSCAPE I
. _ Road A |
& EXISTING No Sidewalks

D TREES Small Deciduous Traes (Cherry)

30 Feet Apart
in Right-of-Way

Roadg %
No Sidewalks
Large Street Trees (Maple) ?
40 Fest Apart

in Right-of-Way

Road C

Sidewaks

Large Street Trees {Oaks)
40 Feet Apart i
In & Foot Wide Planting Strip '
in Right-of-Way

Sidewalks !
Large Street Trees {Ash)

40 Fest Apart

In 10 Foot Wide Street Tree

Maintenance Easement

]; EXISTING TREES INFORMAL STREETSCAPE
May be appropriate in Rural Areas

Roads A and B
Existing Trees to Remain

Road C

No Sidewalk

370 Linear Fest of Right-cf-Way

9 Strest Trees Required

40 Fest Apart

g Treas Provided {London Planetree)
Clustered 25 Feet on Center

In Right-o}-Way and Easement

HOAD A

Road D

No Sidewalks

B0O Linear Feet of Right-of-Way
20 Strest Trees Required

30 Feet Apart

20 Trees Provided (Crabapple)
Clustered at 20 Feet on Center
in 10 Foot Wide Street Tree
Maintenance Easement
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FIGURE 11
STREET TREE LOCATION CRITERIA

ROAD

38

Maintenance Easement

No Sidewalk in Right-of-Way
Street Trees 40 Feet Apart
In Right-cf-Way

Minirmum & Feet from Curk

Sidewalk in Right-of-Way

Less than & Feat from Curh to
Sidewalk .

Street Trees Parmittad Only with Root
Barrler or Container

Strest Treas 40 Fest Apart

In 10 Foot Wide Strest Trea
Easement

Minimum 3 Feet from Sidewalk

Strest Trees Minimum 30 Faet from
Right-of-Way Intersection
Minimum 10 Feet from Driveway

i
!
H
|
i
!
|

Street Trees 45 Feet Apart Dus to
Driveway Location

Street Trees 35 Feet Apart Due to
Driveway Location”

S:(reet Tree 5 Feet from Drain Inlet

Street Trees 30 Feet Apart Due
Driveway and Open Space

Strest Trees 5 Feet from Open Space
Accass Strip

Street Trees 80 Fest Apart Due to
Driveway and Open Space

Sidewalk in Right-of-Way

Small Trees in Median Strip

- 20 Feat from Nose of Medizan

Street Trees 40 Feet Apart
In Right-of-Way

Small Trees Beneath Power Lines
Trees 30 Feet Apart
In 10 Foot Wide Street Tree




TREE SELECTION CRITERIA

The following criteria must be addressed when selecting street trees for a particular

location:

Trees must fit the space limitations when mature. The species, ultimate size
of the tree and the canopy desired should be appropriate to the size ofthe
right-of-way and the rcad classification (i.e., local, collector or arterial road).

Trees must survive the environmental stresses of the proposed location.
The recommended street tree list includes trees selected for appropriate
branching habits, tolerance of local environmental conditions such as soil
and rainfall, and have relatively low susceptibility to pests and disease.

Medium and large trees are preferred as street trees. Small trees are

desirable as they provide variety in the streetscape.

Small trees are not permitted in situations where they inhibit sight distance,
condlict with pedestrian circulation or create maintenance problems. Small
trees will be permitted under the following conditions and in the following
locations: -

- Within street rights-of-way when:

no sidewalk is required;

the distance between the curb and the sidewalk is 8 feet or greaier;
or

the tree may be pruned to 8 foot clear trunk without destroying the
shape of the crown of the tree.

- In street tree easements édjacent to the right-of way.

- In median strips of divided highways, provided that trees are located
a minimum of 20 feet from the nose of the median island and will not
interfere with travel lanes.

Smali trees must be selected for planting under power lines.

No needle evergreen trees wilt be permitted in a public right-of way. No

thorn bearing trees or trees with rigid, sharply pointed leaves (such as holly
trees) will be permitted adjacent to sidewalks.

39



H Every effort shall be made to diversify species and cultivars of species of

- trees planted on different strests or between blocks on very long streets.

This practice provides for long term survival of the landscape, should one
species suffer a blight.

" Street trees should be selected so that the County's roadway network
exhibits a variety of species with differing colors, textures and forms.
SIGHT TRIANGLES
When a driveway or private roadway intersects a public right-of-way or when the site abuts
the intersection of two or more public rights-of-way, all landscaping within the sight triangle
areas shall provide unobstructed across-visibility.
Nothing at an elevation greater than the top of curb plus two (2) fest shall be allowed in

any sight triangle area except single trunk trees whose lower branches are pruned to a
height of seven (7) feet.

40



CHAPTER VI
ALTERNATIVE COMPLIANCE

ALTERNATIVE COMPLIANCE

Site conditions or a specific set of project design criteria may justify approval of an
alternative method of compliance with the landscaping standards by the Departiment of
Planning and Zoning.

Examples of conditions which justify alternative compliance include situations where:

= Topography, soil, vegetation or other site conditions that make full
compliance impossible or impractical; or when improved. environmental
quality would result from the alternative compliance.

- o= Space limitations, unusually shaped lots, and existing conditions on adjacent
' properties may justify alternative compliance for in-fill sites, and for
improvements or redeveloprent of sites in older communities.

N Expansion or change of use on an existing site requires a larger buffer or
screen than is feasible due to the lack of available space.

= Safsty considerations make alternative compliance necessary.
The proposed alternative compliance landscaping must be equal to or better than normai
compliance in terms of quantity, quality, effectiveness, durability, and ability to fulfill the
intent of the regulations ard the manual.
A request for alternative compliance shall be submitted to the Department of Planning and
Zoning at the time the plan is submitted. Requests for alternative compliance shall be
accompanied by sufficient written or graphic explanation and justification to allow
appropriate evaluation and decision.
Alternative compliance shall be limited to the specific project under consideration and shall
not establish precedents for acceptance in other cases.

NEW TOWN ALTERNATIVE COMFLIANCE

Alternative compliance approval will be granted to any Iandsbape plan prepared for a
property zoned New Town that meets the "Guidelines for Residential Pianting” or the
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"Guidelines for Commercial-Industrial Development" prepared by The Rouse Company for
Columbia, Maryland. A letter from Howard Research and Development (HRD) stating that
the plan has been prepared in accordance with their guidelines must be submitted with the
plan application. The Department of Planning and Zoning has determined that New Town
guidelines are equal to or exceed the requirements of Section 16.124 and the Landscape
Manual. Surety for New Town planting may be based on the approved alternative
compliance landscape plan or en a computation of the number of trees required to fulfill
the landscape obligations stipulated in Chaptfer IV of this Manual.

42




Sign and Parking Guidelines
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SIGN STANDARDS

1. Motument( ground signs) only.
2. Permit signs to be at right of way line.
i Limit number of signs..

4. Regulate portable signs.

5. Require low leve! lighting.

6. Limit size of directional signs.
PARKING STANDARDS
L. Same parking ratios for all communities with flexibility to adjust the ratio if the

required number of spaces is not needed by the land use.
2. Standard size for parking stalls.

3. Standard lighting requirements; height of pole, type of fixture ( shoebox, 1007% light
cutoff), maximum wattage, minimum distance from residential areas.

4. Require maximum number of parking spaces with flexibility to allow more if need is
demonstrated.
5. Require the majority of parking w be placed on the sides or in the rear of buildings.

6.  Establish appropriate setbacks for parking lots.
7. Require minimum landscaping standards.

B. Require parking lot design which protects pedestrians and shoppers from vehicles
passing in front of building entrances.

G. Allow alternative parking lot surfaces such as grasscrete, or crushed stone for spaces
which are little used or for employees in order to reduce the amount of impervious surface.



Bicycle Parking Ordinance
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General Bicycle Parking Requirements. Bicycle parking requirements shall apply to new

development, changes of use, and building expansions. Bicycle parking shall be
provided in conjunction with all multiple dwelling units (3 or more units); all uses in
commercial and industrial zoning districts; at churches; in all new automobile parking
structures; in any zone in conjunction with institutional uses; and at planned park and
ride lots and major transit stops; in the following manner:

(a) Bicycle parking spaces shall be at least six feet long and two feet wide with
an overhead clearance of at least seven feet, and with a five foot access aisle.

(b) Bicycle parking spaces shall consist of a securely fixed structure that

supports the bicycle frame in a stable position without damage to wheels, frame,

or components and that allows the frame and both wheels to be locked to the
rack by the bicyclist's own locking device.

(c) Shelters from precipitation for bicycle parking shall be provided in the
following amounts:

Bicycie Percentage of

Parking requirement Sheltered Spaces

5 or fewer No shelter required

6to 10 100% of spaces sheltered
11 {0 29 50% of spaces sheltered
30 or more 25% of spaces sheltered

(d) Long term bicycle parking spaces are meant to accommodate employees,
adult students, residents, commuters, and other persons who can be expected to
leave their bicycle parked for more than two hours. Employers and building
owners are encouraged to provide long term bicycle parking where it is more
appropriate than short term parking. Long term bicycle parking shall | be
provided in a well-lighted, secure location within a convenient distance of a
primary employee entrance. A secure location is defined as one in which the
bicycle parking is clearly visible from employee work areas, or in which the
bicycle parking is provided within a lockable room, a lockable bicycle enclosure,
or a bicycle locker. Bicycle parking provided in outdoor locations shall not be
farther than the closest-employee auto parking space (except disabled parkingy).

(e) Short term bicycle parking spaces are meant to accommodate visitors,
customers, messengers, and other persons expected to depart within two hours.
The minimum number of required spaces is one bicycle parking space for every
ten required automobile parking space. Short term bicycle parking shall be
provided within a convenient distance of, and clearly visible from the primary
entrance to the building as determined by the city. But it shall not be farther than
the closest automobile parking space (except disabled parking).




(fy Paved access to the public right-of-wéy, with access ramps if necessary and
pedestrian access from the bicycle parking to the building entrance must be
provided. Clear signing may be necessary.

(g) Shared bicycle parking may be allowed if it remains convenient and clearly -
visible for users.

(h) A minimum of four spaces shall be provided at each new site.

(i) The city manager or designee may allow exemptions to required bicycle
parking regulations for the following:
1. Exemptions for required bicycle parkmg in connection with temporary
uses or uses that are not likely o generate a great need for bicycle
parking;
2. Exemptions to long -term and short-term bicycle parking ratios and
other bicycle parking standards, depending on the characteristics of the
land use to which they apply.
(j) The foliowing uses are exempted from these requirements:
1. Seasonal uses, such as fireworks stands and Christmas tree sales;
2. Drive-in theaters; '
3. Storage facilities for household consumer goods;
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IX £ SIDEWALK

BUS PASSENGER SHELTERBENCH™™

RAMP FOR DISABLED & -
{per local coda - T neaded NO e © ® e BOLARDS {fadacent b aparking ara)
p access adacent devekpment) PARKING
CITIFARE
SIGN
NOTES
R = 50' Radius {NOTE: A straight line taper of * _ This berth is for a single 40 foot vehicle. RTC
adequate length may be substituted) Staff should be contacted to determine if multiple
berths will be needed. A minimum of 12" clear-
X = Length of pull<in and pull-out per posted ance for the bus mirror is required behind the curb.
speed limit from chart below.
*+ .. Pad section minimum 4 in. PCC on proper
X POSTED SPEED base. See Figures 13 and 14 for detail. ‘
e 25 mph or less =+ _. See Figure 13 for detall.
60’ 26 to 35 mph
Not to scale
80 36 to 45 mph
100" above 45 mph
(a6 RTC |
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Standards and Ordinance Model
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TRAYFIC AND SAFETY DIVISIONNOTE

fSUBIECT: Spacing for Commercial Drives and Streets )
ACTIVITY: MDOT Guidelines for Access Spacing on State Irﬁg,hwéys
PURPOSE: - - To Promote a Uniform Practice in Determining Access Spacing
-\ ORIGINATING UNIT: Geometric Design Unit y.
(INFORMATION: - R

The spacing of access for commercial driveways and streets is an important element in the plan-
ning, design, and operation of roadways. Access points are the main location of crashes and con-
gestion. Their location and spacing directly affect the safety and functional integrity of streets
and highways.

DISTRICT REVIEW:

The District Utlity and Permit Engineer shall forward the site plan and the access request to the
District Traffic and Safety Engineer for review. In general, one access point is adequate for a sin-
gle business. However, in some cases multiple access points are requested. In this case, the Dis-
trict Traffic and Safety Engineer may require a traffic impact study from the business
owner/property owner to justify the need for the multiple access. A copy of the Traffic Impact
Study Note {Traffic Safety Note #7.8) may be sent to the business owner/property owner to out-
line the traffic analysis needed.

INFORMATION (continued next page)

Action Required: Traffic and Safety and Utilities and Permit Engineers shall be guided by this
note when evaluating access location and spacing,.

Implementation/Completion: This note will become effective immediately following signed ap-
proval by the Engineer of Traffic and Safety.

v
ofzelse D =
ngi/eer of Traffic and Safeg{ )

E
q
T A

|

\_ Date




TRAFFIC AND SAFETY DIVISION NOTE

(DJFORMATION (Continued)

II o ]. I S . or

1. Adjacent accesses should be spaced as far apart as on-site circulation allows. In some cases
the District Traffic and Safety Engineer may require that the business owner/property owner re-
design his site plan, and relocate the access point to meet the desirable spacing distance, Table
(1) shows the desirable unsignalized access spacing as a function of posted speed. These dis-
tances are based on average acceleration and deceleration considered adequate to maintain good
traffic operations. The sight distance at the access points must also be investigated.

25 130 40

30 185 ' 35

35 245 75

40 300 | 50

45 - 350 | 105

50 and above 455 ! 140
Table (1)
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TRAFFIC AND SAFETY DIVISION NOTE

( INFORMATION (Coatinued):

1a.I k [S[ﬁ E o EI. . .1. S inos

In the event that a particular pércél lacks sufficient frontage to maintain adequate spacing, the
District Traffic and Safety and Utlity and Permit Engineers have the following options.

a. Choose the next lowest spacing from Table (1). For example, on 30 mph roadway requiring
55m (185 ft.) spacing, the distance may be reduced to no less then 40m (130 ft.) which is the
spacing for 25 mph speed.

b. Encourage a shared driveway with the adjacent owners. In such case the driveway midpoint
may be located at the property line between two parcels. However, all parties must agree to the
joint driveway in writing. '

c. Provide an access point to the side street when it is possible.

d. In areas where frontage roads or service drives exist or can be constructed, individual proper-
ties shall be provided access to these drives rather than directly to the main highway.

e. After all the above options are exhausted, an access point may be allowed within the property
fimits as determined by the District Traffic and Safety and the Utility and Permit Engineers.

AASHTO specifically states that driveways should not be situated within the functional bound-
ary of at-grade intersections. This boundary includes the longitudinal limits of auxiliary lanes.
An access point may be allowed within the above boundary if the entire property frontage 1s lo-
cated within this boundary. In all quadrants of an intersection access points should be located ac-
cording to the dimensions shown on page 7.9D. '

Conflict Beductions:

| Restricting or prohibiting left turns at unsignalized access points aligned across from each other
can greatly reduce safety and operational problems. A typical four-legged intersection, such as
where two accesses line up across a four-lane roadway, has 36 conflict points. By prohibiting
lef turns and through movements the number of conflicts can be reduced from 36 to four, as il-
lustrated on page 7.9E.
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TRAFFIC AND SAFETY DIVISION NOTES

E‘JFORMA'HON (Continued)

In cases where these movements cannot be prohibited, as illustrated on page 7.9E, the District
Traffic Engineer may choose to offset the access points. Table (2) provides the desirable dis-
tances between two access points on the opposite side of the roadway.

X0

25 255 80
30 323 100
35 425 130
323 160
45 630 190
30 750 230

Table (2)

ine r Dri :

To evaluate the need for passing flares at driveways on two-lane, two-way roadways, refer to
Traffic and Safety Note #7.3.

icht-turn r Inter ion:

The addition of right-turn lanes or tapers should be considered to enhance the movement of traf-
fic through intersections.

To evaluate the need for nght-turn lanes and tapers, refer to Traffic and Safety Note #7.5.

fi- g ions:

To evaluate the need for lefi-turn lanes or passing flares at intersections, refer to Traffic and
Safety Note #7.6.
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SIGNALIZED INTERSECTION CONTRGL

LOCAL STREET

SENTERIAL o
ul
a

RRTER]AL

=

jlc

]| F_(A—l DESTRABLE CORNER CLEARANCES

|

[TEM | (FT3 | tm)

‘J*__f_—*v_“"“"4 ®

A 230 70

— g 115 | 33
ACCESS

‘ C 75 22

THE ABOVE DIMENSIONS ASSUME A 30 TG 35 MPH POSTED SPEED. FOR & POSTED SPEED OF 40 10 55 MPH,
T'CSE VALUES SHOULD BE DOUSLED.

LUORDINATE WITH THE LOCAL GOVERNMENT AGENCY REGARDING THE LOCAL STREET CLEQRANCES.

STOP SICN INTERSECTION CONTROL

~—

—
T,
=

| L DESIRABLE CORNER CLEARANCES

J ITEM | (FT) | tm)

l o |
s | 35
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ot | ] . £ 85 .| 25
s F B R
ACCESS J’
T

THZ ABOVE DIMENSIONS ASSUME A 30 TO 35 MPH POSTED SPEED. FOR A POSTED SPEED OF 40 70 35 MPH,
St YALUES SHOULO B DOUBLED. ‘

COORDINATE WITH THE LOCAL GOVERNMENT AGENCY REGARDING THZ LOCAL STREET CLEARANCES.




CONFLICTS I 1

22 [F SIGNALIZED

15 CONFLICTS l

A TYPICAL FOUR-LEGGEQ INTERSECTION SUCH AS WHERE TWO DRIYEWAYS LUINE UP
ACROSS & FOR LANE ARTERIAL, HAS 36 CONFLICT POINTS 0R 22 IF SIGNALIZED.

CONFLICTS

J 4
=

RIGHT-TURN IN ;f :?jgg
AIGHT-TURN QUT —
7 CONFLICTS

RESTRICTING LEFT TURNS AND THROUGH MOVEMENTS CAN REOUCE THE NUMBER OF
CONFLICTS T0 FOUR WHICH IS TWD PER ARTERIAL OIRECTION OF TRAVEL.

CONFLICTS
S\

[ = e

LEFT IN .

RIGHT-TURN IN né :?:gg
HT-TURN OUT of HINDR

e 7 CONFLICTS

NooICE THE DISTINCTION BETWEEN MAJOR AND MINOR CONFLICTS. MERGE AND REAR-END CONFLICTS ARE
LESS SEVERE THAN CROSSING OR HEAD-ON CONFLICTS. SCMETIMES IT IS APPROPRIATE 10 " TRADE" MAJOR
CONFLICTS FOR MINOR CONFLICTS.



TRAFFIC AND SAFYETY DIVISION NOTE

(INFORMATION (Continued):
Access Design:

All access points shall be designed to meet the Michigan Department of Transportation guides,
standards and Construction Permit Manual,

S-‘, l- II . s + o

Traffic signal spacing criteria should apply to all intersecting public streets and access drives.
They should take precedence over unsignalized spacing standards where there is 2 potential for
signalization. Ideally, locations of signalized intersections should be identified first. Various
studies have shown that the number of traffic signals per mile has an even greater influence on
travel speeds than the traffic volume per lane. Therefore, selecting a long and uniform signal-
ized intersection spacing is the first essential element in establishing access spacing guides. The
variables involved in the planning, design and operation of signalized roadways are reflected in
the relationship between speeds, cycie length and signal spacing which yield maximum bi-direc-
tional progression band widths.

Thus, a signal timing plan must be able to provide effictent traffic flow with a speed compatible
to the roadway posted speed. Table (3) represents the relationship between cycle length, speed
and approximate distances between signals for bidirectional progression. The traffic engineer
may elect to relocate or consolidate drives in order to meet the spacing in Table 3. Spacing crite-
ria can be relaxed when only one direction of travel is signalized. |

60 [1,100| 335 [ 1,320 400 | 1,540 | 470 | 1,760 | 540 [ 1980 ] 600 | 2,200} 670 | 2,430 740
70 | 1280 390 |1,540| 470 ! 1,800} 550 [2,050| 625 |2,310! 700 |2,500; 760 !2,820| 880
80 |1,470| 450 |1,740| 540 |2,050{ 625 [2,350| 720 |2,640 800 [2,930) 890 }3,220| 980
90 |1,630} 500 | 1,980} 600 |2,310| 700 |2,640} 800 12970 | 900 | 3,300 1,000 | 3,630 1,100
120 2,200 | 670 | 2,640 | 800 | 3,080} 940 |3,520| 1,070 | 3,960 | 1210 [4,400 | 1,340 | 4,840 | 1,475

Table 3. Approximate Distances Between Signalized Intersections Needed to Achieve Effi-
cient Bidirectional Progression at Various Speeds and Cycle Lengths

\_ | i,
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inspector,

It is the purpose of this Section to establish guidclines
for location and design of driveways that can be used
for now construction in undeveloped arcas and for
redovelopment of existing developed arcas. The
objectives of these requirements are to reduce the
frequency of conflicts hetween vebicular movements
and to increase the spacing between counflict points,
thereby providing motorists with increased decision
process tirne which will increasc safety and assure
smoeother traffic flow.

1. Lanes Per Driveway. The number of .
driveway lancs shall be based on analysis of
expected trip generation and peak turning volumes,
If expected cgress loft turne exceed 100 per hour,
two sgress lanes shall be provided.

2. Turn Prohibitions: Left tumns may be prohibited at
the discretion of the approving Township Official
or Body to and/or from driveways under the
following conditions:

& Inadequate comer clearance,
b, Inadequate sight distarce.
¢. Inadequate driveway spacing.

3. Relationship ta Opposing Driveways: To the
cxicnt desirable and reasonably possible, driveways
shall be aligned with driveways on the apposite side
of the street,

4. Sight Distance: Adequate sight distance shall be
ensured for all vehicles exiting from a proposed
development. If cortzin movements cannot be made
safely, then they shall be prohibited or joint access
with adjoining property shall be encouraged.

S. Driveway Permits:  Priortothe granting of a
building permit for any constructior: involving a
ncw or expanded driveway opening to a public
street, a permit for such driveway from the State
and/or County Agensy having jurisdiction over the

Erovisions; _
{Reviscd Section: Ses Ordinance #1 of 1983)

1. Driveway Spacing: The minimum spacing allowed
between a proposed driveway and all other driveways
{located on the same side of the public street which
the proposed driveway abuts or adjoins) er public or
private streets (where the stroet intersects the public
street which tho proposed drivewsay abuts or adjoins)
ghall be in zcoordance with the Table 19-A, as
provided below.

TARLE19-A

Legal Driving Specd Limit Minimum Spacing
on the Public Road Which (feet)*
Adjoing or Abuts the Praposed
Driveway (MPH)y++ :
30 orless 100.

35 160

40 210
45 ar aver 300 -

++ These traffic speeds are based upon the limits
posted in Cascade Charter Township on the effective
date of this zoning ordingnce amendment (see Appendix
- "B"), Should the posted speed Himit change on a
public road ir the Township, it is intended that the
minimum spocing requirement gffective on the adoption
date of this amerdment weuld remain in force, unless
amended at a later date by the Township Board,

(Note: This amendment became effective Febroary 9,
1993.)

* These spacings are based on average vehicle
acceleration and deceleration rates and are considered
necessary to mainain safe traffic operation. The
spacing Is measured from centerline of the proposed
driveway to the centerline of the nearest existing
driveways or the edge of the right-of-way or easemen
of the nearest intersecting private or public street in
gither direction. See Nustration 19-B

2. In the event that a particular parce! or parcels lack
sufficient road frontage to maintain adcquats
spacing, the landownex(s) have onc of two options:
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Mar-31-98 11:59A Cascade Charter Township 616-249-3218

2. Non-residential: All diveway apenings for
nen-rosidential uses permitied in the residential
zoning districts shall be reviewed and approved by
the Township as part of site plan approval or the
provision contained in Chapter 17, Special Use.

(Sections 19.06 through 19.10 intentionaily left out for
Jusure kse) , '

Section 19.11; Off-Sireet Parking and Loading
Provisions:
Section 19.12 Intent:

The purpose of this Chapter i to permit and regulate
off-street parking of motar vehicles and the off-street
loading and unloading of vehicles in all zoning districts,

In all zoning districts, off-street parking facilitics for
the storage and parking of self propelled motor vehicles
for the vse of octupants, employees and patrens of

" buildings erected, altersd or extonded after the effective
date of this Ordinance shall be provided as prescribed
berein. Such arcas shall be maintained and shall net be
encroached upon so long 25 the main building or
structure remains, unless an equivalent number of
spaces and area are provided elsewhers

on the sitz in accordance with this Ordinance,

yeciion 1 T8 ang Lmvs af iyl ACRL
All off-street parking facilitics required by this Chapter
shall be of adequate size and design to provide safe
ingress and cgress to al] parking spaces. For the
purposes of this Ordinance the 4verage parking arca
consisting of ons parking space with mancuvering lang
shall be decmed to be 300 square fect.

1. Minimum Size Standards: The minimur standards
for parking spaccs and aisles are as indicated in
Schedule "19 C".

Schedule 19-C

1-way
2 -way

§ Farking Spees Width'

| Pasking Space Length?
Total Widih of 2 tisgy
of Parking, plus lane
1-way
2-wey

! Megsured perpendicular to the sprce ceaterins
 Measured along the spaca centedine

Sectign 19.14 Accesy Drives: ,

Each lane of driveway providing aceess to parking arcas
shal! be a minimam of ten (10) feet inwidth. Wherz a
turning radius is necessary, it shall be of an am that
allows upobstructed vohicle flow.

Section 12.15 Required Construction:

All parking and loading facilities and sccess drives for
uses other than single family residential and sgricultural
shall be provided with 1 pavement surface consisting of
bituminous concrete or asphalt. Driveways shall be
canstructed with materials cqual to or better than the
standards set forth by the Kent County Road
Commission for commercial drveways. Parking lots
and driveways shall be complotely constructed prior to
the issuance of an accupancy permit, weather
penmitting. Al parking surface shall be maintained in
good condition, free from dust, trash and debris.

Sectign 19.16 E 1 Exits:
All non-residential parking and loading facilities shall
have cntrances and exits within the zoning district in
which the principal use is permitied.

+

Section 19.17 Drainage:

All off-strect parking and loading arcas shall be graded
and drained to dispose of surface water. No surfacs
water shall be permitted to drain onto adjoining
‘property unless there is a common engineered drainage
system shared with the adjeining propetty oran
appropriate watershed casement has been obtained,

Unless otherwise regulated under the prévisions of_
Chapter 17, the location of all non-residential parking
farilitics shall be as specified in the regulations of each
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Sec 16,134, General.

() Design Consisient With Subfitle: In designing 2 subdivision or site develepment plan, -
the developer shall comply with the requirerments of this Subtitle.

(b) Consideration Consistent With Sublisle: The Department of Planning and Zoning in
considering an application for the subdivision ar development of land shall be governed by the
. standards of this Subtitle. '

(c) Consistent With General Plan and Zoming Regulations and Map: The subdivision or '
site developrieat plan layout shall be consistent with:

(1

@)

The u-anspurmuﬂn and the water and sewer elements of the General Plan of the
County; and

The zoning regularions and map, especially in relation tw development densities,
the permitted uses of land and the bulk requirements.

(d) Reflect Unigue Characteristics of Site: Snixiivisions and site development plans shall ’
reflect the uniqueness of the site responding to its topography, wetlands, streams, forests, historic
resources and its Telationship to adjoining land uses and roads, both proposed and existing.

Sec. 16.115. Floodplain Preservation.

(a) Development Restricted in 100-Year Floodplain: Development within the boundarics
of the 100-year floodplain shall be pursaant to Scction 16.700 of this Titla. Most land within the .
100-year floodpiain is considered a protection area (Le., 2 stream valley or valuable ecological
area or scenic resource) which is shown:

(1)
(2)
(3)

In the General Plan of Howard County for conservation status; or
In the master plan of parks for acquisition as a conservation ares; oT

Tn the capital improvement program for acquisition as & comservation area.

(b) Filoodplain Protection: In subdivisions and site development plans containing a 100-
vear fipodplain, the floodplain land shall be protected in accordance with one of the following
altematives. Prior to the recordation of the final plat and final acceptance of the coustruction
drawings, a deed description of the fioodplain will be provided when requested by the Depastrasst
of Public Wozks. '

@

Deed the floodplain land 1o the County: Developers are encouraged to dedicate and
deed the land in the 100-year floodpiain to Howard County 85 permanent open
Space.

-16-
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{2 Grant a floodplain easement to Howard Couwrmy: If ths floodplain is not dedicated
to the County, the developer shall grant the County right of entry through a
perpetual easement, and shatl:

(i) DPedicate and deed the land area within the 100-year floodplain i fee
o simple to a legally constituted property owners association. The property
owners association may use the area in any mammer consistent with the
maintenanee and preservation of the area as a floodplain; or

(1) Inclnde the 100-year floodplain within the boundary of the lots
accordance with Section 16.120(B){(4) of this Title. The property owner
- whose lot inctudes floodplain avea may use the area in any manner
consistent with the maintenance and preservation of the area as a

{c) Prohibitions On Use of Floodplain Land;

{1 Building materials and other debris sha]l not be discarded in floodplains.

(2) Mo work may be done on floodplain land except that work which is required or

authorized by the Department of Planning and Zondng upon the advice of the
Deparrment of Public Works, the Department of Recreation and Parks, the Soil
Conservation Distrct, or the Maryland Department of the Environment.

(d) Delineativn on Final Fluts and Site Ievelopment Plans: Floodplain limdts shall be
clearly defined, except for agricuitural preservation subdivisions and mrzl cluster subdivisions
where the floodplain is obviously not critical to the proposed development as defined by the
Design Manual. Final plats and site development plans shall show the following information:

(1) Floodplain elevations at every bearing change to be designared along floodplain

limits. Elevation shall be desxgnatad at not greater than 2-00—foot horizontal
intervale.

(2) Bearings and distances or coordinated values along each line,

3 The area shall be labelled as v100-year floodplain, drainage, and uullty easement."
Sec. 16.116. Protection of Wetlands, Sn-eams, and Steep Slopes.

() Stremns and Wetlands:

(1)  Grading or removal of vegetative cover shall not be permitted within 25 feet of a
wetland in any zoning district.

2 Gmdmg removal of vegetative cover and new structures shall not be permn:a:d
within:

17
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(i) 30 feet of an intermittent stream; or

(i1} ‘75 feet of a peresnial stream i residential zoning dismricts and 50 feet of a .

perennial seam in nonmesidential zoning districts.

(3} In residengial subdivisions, wetlands shall be locared in required open space rather
than on residential lots unless the Department of Planning snd Zoning determines
that location in open space cannot reasonably be achieved. Wetland buffers and
stream buffers may be located oo residential Jos in ac:c:srdm:ce with Section
16.120(B)(4) of this Title,

(4)  Wetlands and the required buffers for wetland and streams shall be delineated on
final plats and site development plans with a clear notation of use restrictions.
‘Wetlands need not be delineated for agricntral preservation subdivisions or mral
cluster subdivisions if a gualified professional certifies that wetlands and buffers
will not be impacted by the proposed lots or development.

(b) Steep Slopes: Sieep slopes are slopes of 25% or greater.

(1) Crading or rernoval of vegetative cover shall not be permitted on land with
r:x:stmg steep slopes, cxcept when:

3] The contiguons arca of steep slopes is less than 20,000 sguare feet; and

(iiy  There is sufficient arsa outside of stream and wetland buffers for required
sediment and erosiom control measures.

) Ateas containing existing steep slopes should preferably be included in open space
lots.

(c) Necessary Disturbanee; Grading or removal of vegatative cover on wetlands, strearms,
wetland buffers, stream buffers or steep slopes is.not permitted wmless the Department of Planning
and Zoning determines based oo justification provided by the developer that it is necessary for
road ¢r utility construction, trails, pathways, Of $torm water management facilitdes, and there is no
other reasonable aliemative, If permitred, the grading or removal of vegetative cover shall only
be to the extent necessacy to accommodate the proposed development. Tn these cases, the
Department of Planning and Zoning may reqmire planting of the areas where grading or removat
of vegetative cover has taken place.

Sec. 16,117, Farest Conservation and Preservation of Natural Cover,

Land to be subdivided or developed shall be desxgned and improved in reasonable
conformity to existng topography in order to minimize clearing or alteration of existing plant
comrmanities, especially forest areas, and to minimize associated storm water ranoff and soil

erosion impacts. 'Where required by Subtitie 12 of this Title, a forest conservation plan shall be
submitted. :

-18-
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$ec. 16.118. Proteciion of Historic Resources.

(2) Historic Resource Ideniification: Histotic districts identified on the zoning map and
historic sites designated by resofntion of the County Council shall be shown on subdivision and
site development plans. Fuman buzial grounds shall also be identified by the developer.

(b) Guidelines: The following guidelines suggest ways to improve project design and do
not prohibit either demolition of historic struchures or relocation of burial grownds in accordance
with State law. This Section applies upon adoption of a Hist of historic sies and cxiteria for ‘
normination adopted by council resclution.

(1)  Historic buildings, structures and landscape features which are integral to the
: histuﬁcseuingshuuldbelowﬁunasingielntofsnkablesizetOm
protection of the historic structure(s) and setting. Jf demolition is proposed,
information explaining this decision shalt be provided (structural condition, cost to
Tetain, etc.).

(2) ‘Whenever possible, historic resources should be fategrated into the design of the

subdivision or site plan. f compatible, new and historic structures may e

juxtaposed. Altemately, open space may be wsed to buffer the historic resources
from new development. '

)] Access to the historic property should be via its existmg qriveway, wherever
possible.

(4) The new subdwmion road should be sited so that the Iot lay-out does not jntrude
" on the historic resources. The road should be oriented so that views of the historic
property from the public road are of its primary facade(s).

1)) Grading, construction and landscaping on the adjacent lots should enhance views 0
and from the historic propetty, while buffering views of pew development.

{c) Cemeteries: Cemeteries shall be dealt with in -accordance with Subtitle 13 .of this
Title. In any case, no grading or construction shall be permitted within 30 feet of a
cemetery bomndary or waithin 10 feet of mdividual gravesites.

Sec. 16.119. Highways, Streets, and Roads.

- Streets, roads and highways within Howard County shall be located, designed and
constructed in accordance with the Howard County Design Manual

(a) General Gﬁdeﬁnes: In designing a highway, street, or road system, "tha following
guidelines shall apply:

¢y Safe vehicular apd pedestrian access shall be provided to all parcels of land.
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